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Surveys  Cited  in 
This  Report 


A  number  of  public  opinion  and  consumer 
behavior  surveys  were  used  in  arriving  at  the  conclusions  con- 
tained in  this  study.  Of  these,  one  was  conducted  expressly 
for  the  report. 

The  Survey  of  Dudley  Station  Area  Shopping  Pat- 
terns was  conducted  between  January  and  March,  1979,  by 
the  City  of  Boston's  Office  of  Program  Development.  Sixty- 
eight  telephone  interviews  were  completed  with  residents 
near  the  Dudley  Station  business  district.  The  interviews' 
purpose  was  to  establish  residents'  current  shopping  patterns, 
their  perceptions  of  shopping  facilities  and  businesses  in  their 
neighborhoods,  and  their  preferences  for  new  shops  and  ser- 
vices. Residents  to  be  interviewed  were  selected  at  random 
from  the  January  1,  1980  "Police  Census,"  the  City  of  Bos- 
ton's annual  listing  of  residents  seventeen  years  of  age  and 
older.  The  sample  represents  1  percent  of  all  households  in 
the  trade  area.  Each  interview  required  between  twenty  and 
thirty  minutes  to  complete. 

Additional  information  on  Dudley  Station  area 
resident  attitudes  was  drawn  from  the  1978  City  of  Boston 
Community  Development  Survey.  This  citywide  study  of  resi- 
dent attitudes  was  commissioned  by  the  Office  of  Program 
Development  and  conducted  by  Consensus,  Inc.  of  New  York. 

Other  surveys  cited  in  this  report  include:  The 
Griffen  Report's  annual  survey  of  Boston-area  supeimarket 
sales  (1979);  Discount  Store  News'  survey  of  Boston-area  dis- 
count store  customer  attitudes  (1979);  The  Gallup  Organiza- 
tion's national  restaurant  survey  (1979);  Lebhar-Friedman 
Research's  Consumer  Attitude  Study  for  National  Home 
Center  News  (1979);  Discount  Merchandiser's  survey  of  na- 
tional discount  store  trends  (1980);  and  the  National  Retail 
Hardware  Association's  survey  of  industry  trends. 
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[.  Summary  of  Findings 
and  Recommendations 


Once  one  of  Boston's  preeminent  shopping  areas 
perhaps  second  only  to  the  city's  downtown  —  Dudley 
Itation  has  seen  a  thirty -year  decline  in  trade,  highlighted  b) 
L  major  shift  in  the  number  of  retail  outlets  in  favor  of  ser- 
ice  and  institutional  uses.  Vacant  land  and  unused  upper 
tories  have  also  become  commonplace. 

Although  it  is  clear  that  Dudley  Station  has  not 
ret  recovered  from  the  shock  in  the  1950s  of  dramatic  racial 
nd  economic  change  in  the  surrounding  neighborhoods, 
:onditions  are  currently  improving  within  its  trade  area,  sug- 
;esting  that  a  period  of  renewed  growth  in  the  business  dis- 
rict  is  likely. 

Improved  market  conditions  are  due  in  part  to 
":he  area's  proximity  to  a  thriving  Downtown  Boston,  and  in 
part  to  massive  public  investment  in  the  neighborhood's 
transportation  facilities,  industrial  base,  schools,  government 
buildings  and  housing.  Within  one  block  of  the  edge  of  the 
business  district  can  be  found:  the  new  600 -unit  Lower  Rox- 
bury  Community  Corporation  family  and  elderly  housing 
development;  a  $70-million  educational  complex,  including 
the  new  Madison  Park  High  School  and  Humphrey  Occupa- 
tional Resource  Center;  the  Roxbury  Municipal  Center;  and 
the  crosstown  arterial  street,  which  will  provide  the  area's 
businesses  a  more  direct  link  to  the  Southeast  Elxpressway 
and  intown  industrial,  residential  and  commercial  areas.  The 
crosstown  arterial  is  also  the  site  of  the  Crosstown  Industrial 
Park,  whose  first  tenant.  Digital  Equipment  Corporation, 
began  operations  in  1980. 

The  Dudley  Station  business  district  itself  has  been 
the  subject  of  renewed  public  investment  interest,  as  the  City 
of  Boston,  with  the  aid  of  local  banks  and  the  federal  gov- 
ernment, has  made  available  an  array  of  private  investment 
incentives,  including  subsidized  loans,  rebates  and  public 
capital  improvements. 

That  the  business  district  has  not  yet  responded 
to  these  developments  —  nor  even  adjusted  completely  to  the 
area's  racial  transformation  of  the  1950s  —  is  shown  by  sub- 
stantial vacant  property  and  significant  shortfalls  in  such  ma- 
jor convenience  retail  categories  as  food,  prescription  drugs, 
and  health  and  beauty  aids.  The  district  much  more  effec- 
tively serves  the  area's  needs  for  banking  and  shoppers'  goods 
(apparel,  home  furnishings,  appliances),  demonstrating  that 
in  some  respects  Dudley  Station  still  functions  as  a  major 
commercial  center,  much  as  it  did  earlier  in  the  century. 
Dudley  Station  boasts  nine  apparel  and  shoe  stores,  eleven 
home  furnishing  and  decorating  stores,  and  three  general 
merchandise  stores  (the  latter  representing  15  percent  of  the 
district's  retail  space).  Further  expansion  in  the  number  of 
apparel  (and  related  personal  care)  outlets  is  indicated. 


Key  Development  Opportunities 

Food  Stores  —  A  full-size  supermarket  is  a  clear 
development  priority  for  Dudley  Station  and  appears  feasible 
based  on  available  market  data.  The  district's  only  major 
food  store,  Blair's  Foodland,  is  old,  small  by  current  stand- 
ards and  widely  perceived  by  residents  as  being  more  expen- 
sive and  of  lower  quality  than  other  Boston-area  markets. 
According  to  a  recent  City  of  Boston  survey,  Blair's  is  the 
primary  food  shopping  location  for  only  13  percent  of  trade 
area  households.  The  trade  area's  lone  additional  supermar- 
ket at  the  time  of  the  survey  claimed  only  an  additional  1 1 
percent  of  primary  food  expenditures,  indicating  that  as 
much  as  three-quarters  of  local  food  store  expenditures  are 
leaving  the  trade  area  —  expenditures  which  could  poten- 
tially support  over  55,000  square  feet  of  additional  retail 
food  store  space. 

Most  Wanted  New  Businesses 


Supermarket 


Drug 


Discount  store 


Department  store 


35% 


31% 


18% 


18% 


Clothing 


Hardware 


12% 


10% 


Source:  City  of  Boston 


Only  sites  that  are  1  V4  acres  in  size  or  larger  (per- 
mitting a  store  of  about  30,000  square  feet  plus  parking) 
should  be  considered  prime  sites  for  a  new  supermarket. 
Several  such  sites  have  been  identified  in  recent  years,  in- 
cluding Blair's  existing  location  and  the  parcel  at  the  corner 
of  Washington  Street  and  the  crosstovifn  street.    Completion 
of  the  latter  thoroughfare  offers  additional  competitive 
advantages  for  a  Dudley  Station  food  store,  by  enabling  it  to 
serve  other  nearby,  densely  populated  neighborhoods  other- 
wise not  well -served  by  food  stores. 

Drugs  and  Health  and  Beauty  Aids  —  Dudley 
Station  currently  appears  to  lose  four-fifths  of  the  local  pre- 
scription drug  market,  and  an  even  larger  share  of  over-the- 
counter  health  and  beauty  aid  sales.  Two  types  of  stores  can 
be  viewed  as  effective  vehicles  for  capturing  significantly 
larger  market  shares,  A  discount  drug  store  —  preferably 
developed  in  conjunction  with  a  supermarket  —  combines  a 
prescription  pharmacy  with  health  and  beauty  aids  and  other 
departments  (small  appliances,  some  clothing,  photo  sup- 
plies, housewares,  etc.).  A  full-size  discount  drug  store  (ap- 
proximately 15,000  square  feet),  with  parking,  can  be  ex- 
pected to  capture  within  the  primary  trade  area  at  least  25 
to  30  percent  of  the  prescription  market  and  15  percent  of 
the  non -prescription  H&BA  market  (in  addition  to  sales  to 
customers  from  beyond  the  trade  area). 

A  discount  health  and  beauty  aids  store,  with  a 
pharmacy,  demands  less  space  (only  5,000  to  10,000  square 
feet  of  floor  area,  or  less)  and  is  a  suitable  alternative  to  a 
discount  drug  store. 

Apparel  —  Dudley  Station's  role  as  a  major  ap- 
parel shopping  location  for  black  Bostonians  is  based  on  the 
large  number  (well  over  a  dozen)  of  outlets  for  apparel, 
shoes,  jewelry,  accessories  and  personal  care  goods  and  ser- 
vices. 

Dudley  Station's  market  share  can  almost  cer- 
tainly be  increased.  The  large  number  of  shops  and  services 
—  as  well  as  their  ethnic  specialization  —  provides  a  strong 
base  from  which  to  expand  the  district's  market  share,  espe- 
cially among  the  most  lucrative  eighteen-to-thirty-five-year- 
old  market  of  black  consumers.  Currently  the  district  cap- 
tures a  relatively  small  share  of  trade  area  residents'  expendi- 
tures, overall  losing  about  two-thirds  of  major  apparel  sales 
to  downtown  Boston,  with  smaller  losses  to  the  suburbs  and 
other  Boston  locations. 


Restaurants  —  Eating  and  drinking  establish- 
ments are  seriously  out  of  balance  in  the  business  district, 
nine  out  of  ten  being  either  carry-out  or  quick-service  sand- 
wich, pizza  or  chicken  restaurants,  bars  or  taverns.  Under- 
represented  are  well-known,  fast -food  chain  restaurants 
(there  is  only  Church's  Fried  Chicken,  a  recent  arrival)  and 
more  relaxed  family  restaurants  and  dinnerhouses. 

In  the  city's  survey  of  shopping  patterns,  the  res- 
taurant type  most  requested  by  trade  area  residents  was  fast 
food.  McDonald's  was  the  single  most  often  requested  indivi- 
dual restaurant.  Also  frequently  named  as  desirable  were 
seafood  restaurants  and  Chinese  restaurants. 

Home  Furnishing  and  Improvement  Supplies 

—  Like  many  other  urban  neighborhoods,  the  Dudley  Sta- 
tion trade  area  is  poorly  served  for  home  improvement  sup- 
plies. The  availability  of  home  furnishings  and  home  enter- 
tainment merchandise,  on  the  other  hand,  is  good  but  with 
the  possibility  of  further  expansion.  There  are  currently  nine 
Dudley  Station  outlets  for  either  furniture,  home  appliances 
or  home  entertainment  equipment. 

The  weakness  in  home  improvement  retailing 
could  be  alleviated  with  small  specialty  retailers.  There  is 
also,  however,  market  potential  for  a  "home  center"  which 
would  serve  not  only  the  primary  trade  area,  but  also  a 
larger  area  including  the  South  End,  Fenway  and  northern 
Dorchester,  if  located  with  access  to  either  the  crosstown 
street  or  New  Dudley  Street.  Nationally,  urban  home  centers 
are  becoming  more  common  as  major  retailers  look  for  new 
investment  opportunities  and  as  the  performance  of  such 
stores  continues  to  compare  favorably  to  suburban  operations. 
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[I.  The  Dudley  Station 
Primary  Trade  Area 


The  Dudley  Station  primary  trade  area  includes 
arge  parts  of  Boston's  Roxbury  and  South  End 
leighborhoods.  The  area  stretches  roughly  from 
Massachusetts  Avenue  on  the  northeast  to  Columbus  Avenue 
m  the  west,  and  south  to  Martin  Luther  King  Boulevard 
ind  (along  Washington  Street)  to  Seaver  Street.  The  trade 
irea  includes  sections  of  the  Highland  Park,  Washington 
'ark,  Sav-Mor,  and  Lower  Roxbury  sub -neighborhoods.  The 
rade  area's  estimated  1980  population  is  25,138. 

The  1980  population  estimate  represents  a  4.5  per- 
ent  increase  over  the  1970  U.S.  Census  figure.  Much  of  this 
ncrease  can  be  traced  to  the  construction  of  new  family  and 
Iderly  housing  in  the  immediate  Dudley  Station  area  during 
:he  1970s.  The  Lower  Roxbury  Community  Corporation 
[LRCC)  built  and  now  manages  this  four-phase,  600-unit 
ievelopment  on  land  originally  cleared  for  the  Campus  High 
Jrban  Renewal  Project. 

Dudley  Station  can  also  claim  a  substantial  secon- 
dary trade  area.  However,  the  precise  limits  and  population 
ai  this  secondary  market  are  much  more  difficult  to  deter- 
'  mine  and  would  tend  to  vary  according  to  retail  or  service 
function.  Uses  which  have  particular  potential  for  reaching 
well  beyond  the  primary  trade  area  include  apparel,  food, 
personal  services  (e.g.,  beauty  and  barber  shops),  and  bank- 
ing. This  greater  draw  is  a  function  of  Dudley  Station's  role 
as  a  transit  terminal,  its  physical  proximity  to  numerous 
nearby  neighborhoods,  and  the  availability  of  ethnically 
specialized  services  and  merchandise  within  the  business 
district. 

Demographics 

Overall  economic  levels  in  the  Dudley  Station 
primary  trade  area  remain  relatively  unchanged  since  1970. 
The  population  is  still  mostly  low-income,  although  the  city's 
1978-1979  survey  of  shopping  patterns  reveals  significant 
movement  into  the  $15,000+  income  bracket.  The  popula- 
tion is  still  mostly  black  and  mostly  renters,  as  it  was  ten 
years  ago. 

Employment 

At  this  writing,  the  Crosstown  Industrial  Park 
(CTIP),  located  at  the  eastern  edge  of  the  trade  area,  has 
three  private  developments  under  way  on  land  once  slated 
for  the  inner  belt  expressway.  These  developments  represent 
the  possibility  of  hundreds  of  new  jobs  for  trade  area 
residents.  The  first  company  committed  to  the  CTIP,  Digital 
Equipment  Corp.,  has  completed  the  60,000  square-foot,  first 
phase  of  its  plant  with  projected  employment  exceeding  300. 

Skills  to  qualify  residents  for  jobs  in  these  and  other 
new  industries  will  be  provided  by  the  new  $40 -million  Oc- 
cupational Resource  Center,  located  on  New  Dudley  Street 


just  outside  the  Dudley  Station  business  district  and  adjacent 
to  the  new  Madison  Park  High  School. 

Transportation 

In  conjunction  with  the  development  of  CTIP,  the 
new  crosstown  street  has  been  constructed  at  the  northern 
edge  of  the  business  district.  This  four-lane  arterial  will  link 
the  southwest  corridor  with  the  area's  major  expressways.  An 
attractive  park  planned  to  line  the  new  roadway  will  provide 
residents  and  shoppers  in  the  Dudley  Station  area  with 
needed  recreation  land. 

Along  with  construction  of  the  new  crosstown 
street,  the  state  Department  of  Public  Works  and  the  MBTA 
are  in  the  process  of  upgrading  public  transportation  in  the 
area.  The  MBTA's  Southwest  Corridor  project,  sometime  in 
the  mid-  to  late-1980s,  will  relocate  the  Orange  Line  heavy- 
rail  rapid  transit  right-of-way  from  Washington  Street  west 
to  the  Southwest  Corridor  (west  of  Columbus  Avenue).  This 
project  will  eliminate  the  need  for  unattractive  and  noisy 
elevated  tracks  running  above  Washington  Street  in  the 
Dudley  area.  Removal  of  the  elevated  system,  with  its  wide 
station  spacing,  will  allow  the  MBTA  to  institute  more  fre- 
quent service  along  Washington  Street.  A  study  is  currently 
under  way  to  determine  the  exact  type  and  extent  of  replace- 
ment transit  service  which  will  in  the  future  link  Dudley  Sta- 
tion v«th  downtown  Boston  and  neighborhoods  to  the  south. 

Sub-neighborhoods 

The  sub -neighborhoods  within  the  Dudley  Station 
trade  area  exhibit  varying  racial,  income,  and  housing 
characteristics.  While  overall  the  area  is  primarily  black  and 
low  and  moderate  income,  pockets  of  other  racial  and  in- 
come groups  either  survive  from  Roxbury 's  days  as  a  "street- 
car suburb"  or  are  in  the  process  of  evolving. 

The  Highland  Park  sub -neighborhood  lies  west  of 
Washington  Street  bounded  by  Columbus  Avenue  on  the 
west.  New  Dudley  Street  on  the  north,  and  Marcella  and 
Ritchie  Streets  on  the  south.  Highland  Park  itself  encom- 
passes the  summit  of  a  small  hill;  the  park  was  designed  by 
Frederick  Law  Olmsted,  the  famous  landscape  architect,  in 
1895.  Within  the  park  stand  the  remains  of  High  Fort, 
dating  from  Revolutionary  times,  and  the  80 -foot  Roxbury 
Standpipe,  a  sandstone  tower  originally  designed  to  hold  the 
city's  water  supply.  The  slopes  of  the  hill  afford  residents  fine 
views  of  dovirntown  Boston.  The  picturesque  qualities  and 
convenience  of  Highland  Park  today  draw  young  upwardly 
mobile  families  to  the  one-,  two-  and  three-family  homes  in 
the  neighborhood  and  have  served  to  stabilize  Highland  Park 
both  demographically  and  physically. 

In  1970,  the  U.S.  Census  reported  that  seven  of  ten 
Highland  Park  residents  were  black.  The  level  is  probably 
somewhat  higher  today. 


The  Lower  Roxbury  sub -neighborhood  (spanning 
the  area  north  of  Dudley  Street  to  the  South  End)  is 
characterized  by  low-income  households,  public  housing 
projects,  light  industry,  and  much  vacant  land  cleared  for 
the  southwest  corridor  and  the  inner  belt.  However,  the  dis- 
trict has  several  emerging  strengths,  not  the  least  of  which  is 
the  Crosstown  Industrial  Park.  The  crosstown  street  not  only 
promises  new  economic  development  but  also  will  be  bounded 
by  an  attractive  green  space  upon  completion.  The  LRCC 
housing  development  also  adds  considerably  to  the  area's 
potential. 

The  northern  section  of  the  Sav-Mor  sub- 
neighborhood,  which  lies  within  the  Dudley  Station  trade 
area,  continues  to  experience  population  shifts.  While  the 
southern  part  of  Sav-Mor  is  relatively  stable,  the  Hispanic 
population  is  growing  in  the  northern  area,  along  Dudley 
Street.  The  area's  white  population  (11  percent  in  1970)  con- 
sists mainly  of  older  homeowners,  scattered  throughout  the 
neighborhood.  Most  of  the  area's  residents  earn  low  incomes 
(averaging  $6,300  in  1970)  and  the  housing  stock  still  shows 
some  signs  of  deterioration. 

Northern  Washington  Park  (between  Washington 
and  Warren  Streets,  north  of  Martin  Luther  King 
Boulevard)  is  a  diverse  area  consisting  of  well-maintained 
older  residences  and  new  housing  built  under  the 
Washington  Park  Urban  Renewal  Project.  Incomes  in  this 
predominantly  black  (88  percent  in  1970)  area  are  generally 
higher  than  those  in  other  areas  of  Roxbury.  Property  values 
are  also  the  highest  in  Roxbury.  The  district  was  settled  less 


densely  than  land  west  of  Washington  Street,  as  it  was  once 
home  to  an  affluent  population. 

During  the  period  of  Roxbury 's  greatest  racial 
change  — the  1940s  and  1950s  — Washington  Park 
deteriorated.  Then,  in  1963,  the  Boston  Redevelopment 
Authority  designated  the  area  for  its  first  urban  renewal  pro 
gram,  resulting  in  $70.4  million  worth  of  capital  im- 
provements over  the  next  fifteen  years.  Besides  rehabilitating 
hundreds  of  homes,  these  funds  were  used  to  construct  1,943 
new  housing  units. 

In  addition  to  its  various  sub -neighborhoods,  the 
Dudley  Station  trade  area  also  contains  the  Orchard  Park 
housing  development.  This  development  lies  east  of  Harrison 
Avenue  and  adjacent  to  the  business  district.  Built  in  1940, 
Orchard  Park  contains  774  units  of  low-  and  moderate- 
income  housing  and  a  park  and  recreation  area  of  almost 
two  acres.  This  development's  population  is  black  and 
Hispanic,  and  earns  low  incomes  (mean  family  income  in 
1978  was  less  than  $5,000).  Nineteen  of  every  twenty 
households  in  Orchard  Park  is  headed  by  a  single  parent;  79 
percent  of  household  heads  are  female. 

Also  within  the  trade  area,  between  Whittier  and 
Ruggles  Streets,  lies  the  smaller  Whittier  Street  public  hous- 
ing project.  Constructed  in  1953,  this  development  contains 
200  units,  populated  by  single  parent  households  with  mean 
family  incomes  of  less  than  $4,800  in  1978. 

The  Boston  Housing  Authority  plans  to  spend  over 
$4  million  on  a  program  to  modernize  the  Orchard  Park  and 
Whittier  Street  projects  within  the  next  three  years. 
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Dudley  Station  Trade  Area 

Demographic  Information 


Population 


Employed  residents  only 
Race  of  respondent 
'Highest  level  completed  by  head  of  household 


Primary  trade  area  1970  2S.940 

Primary  trade  area  1980  (estimated)  25,138 


1978-1979 

1978 

Household  Size 

1970  Census 

Shopper  Survey 

Consensus  Inc.  Survey 

One  person 

28.0% 

22.1% 

32.7% 

Two  persons 

24.8% 

27.9% 

20.0% 

Three 

16.0% 

25.0% 

19.3% 

Four 

12.5% 

10.3% 

10.0% 

Five  + 

19.7% 

14.7% 

17.9% 

Income 

$0-4,999 

40.1% 

40.5% 

43.0% 

$5,000-7,499 

20.5% 

12.0% 

24.6% 

$7,500-9,999 

15.5% 

14.2% 

6.1% 

$10,00014,999 

17.0% 

12.0% 

14.0% 

$15,000   -1- 

6.8% 

21.4% 

6.1% 

Occupation 

Man.  &  Prof. 

14.1% 

N.A. 

40.7%' 

Sales  &  Clerical 

23.6% 

Blue  Collar 

53.6% 

54.6%' 

Other 

1.5% 

4.6%' 

Unemployed/N.A. 

7.2% 

Race 

White 

20.4% 

10.3% 

12.1%2 

Black 

79,6% 

88.2% 

80.5%2 

Hispanic 

2.0%2 

Oriental 

4.7%2 

Tenure 

Own 

17.8% 

34.3% 

N.A. 

Rent 

82.2% 

65.7% 

Education 

Grammar  School 

36.4% 

N.A. 

13.5%' 

Some  High  School 

24.7% 

29.9%' 

High  School  Grad. 

28.7% 

34.7%' 

Some  College 

6.1% 

19.4%' 

College  Grad. 

4.1% 

11.1%' 

Age  Distribution 

1-19 

58.4% 

N.A. 

N.A. 

20-S4 

14.3% 

35-54 

14.0% 

55-64 

5.3% 

65  -1- 

8.0% 

III.  The  Dudley  Station 
Business  District 


The  Dudley  Station  business  district  is  bounded  on 
the  west  by  Shawmut  Avenue,  on  the  east  by  Harrison 
Avenue,  on  the  south  by  Dudley  Street,  and  on  the  north  by 
the  new  crosstown  street.  The  district  serves  not  only  as  a 
major  banking  and  shopping  center  for  area  residents;  it  is 
an  important  transportation  node  as  well,  serving  over  8,000 
MBTA  riders  daily.  Dudley  also  serves  as  the  terminus  of 
fourteen  separate  bus  routes. 

A  1980  survey  by  the  City  of  Boston  revealed  a  total 
of  eighty-two  occupied  storefronts  in  the  business  district,  in- 
cluding one  supermarket;  three  specialty  and  one  conve- 
nience food  stores;  twenty  eating  or  drinking  places;  eleven 
furniture,  appliance,  or  hardware  stores;  ten  apparel  or  shoe 
stores;  five  drug  or  health  and  beauty  aid  stores,  and  two 
general  merchandise  stores.  Twenty-nine  additional 
storefronts  were  devoted  either  to  service,  institutional,  or 
miscellaneous  retail  uses. 

Although  the  Dudley  Station  business  district 
displays  considerable  variety  in  retail  uses,  the  area  has  seen 
a  shift  toward  smaller,  more  service-oriented  establishments 
over  the  past  five  years.  Since  1975,  the  number  of  food,  ap- 
parel, furniture  and  appliance,  and  drug  outlets  has  declined 
in  favor  of  service  uses  and  eating  and  drinking 
establishments.  The  total  retail  space  devoted  to  uses  other 
than  service,  institutional,  or  government  fell  by  13  percent 
during  this  five-year  period.  The  shift  toward  small  eating 
and  drinking  places  parallels  the  decline  in  square  footage 
devoted  to  "shoppers'  goods" -clothing,  furniture,  and  ap- 
pliances. 

Patronage 

There  is  a  substantial  number  of  trade  area 
residents  who  rely  on  the  Dudley  Station  business  district  to 
serve  one  or  more  of  their  needs.  Evidence  of  this  is  that  46 
percent  of  trade  area  residents  report  doing  their  banking 
there,  while  48  percent  say  they  visit  the  business  district  at 
least  monthly.  In  addition  the  city's  1978-79  survey  of  shop- 
ping patterns  found  that  26  percent  of  residents  shop  for 
food  in  Dudley  (secondarily  if  not  primarily)  and  10-15 
percent  shop  for  clothing  there.  The  most  heavily  patronized 
stores  in  the  business  district  appear  to  be  Blair's  Foodland, 
Robell's  Department  Store,  and  Woolworth's. 

The  residents  of  the  trade  area  who  shop  the  most 
in  Dudley  Station  fall  into  two  categories:  elderly  residents 
and  low-income  families.  Elderly  residents  show  a  pattern  of 
several  shopping  trips  per  week,  and  make  only  small  pur- 
chases on  each  trip.  Low-income  families  are  much  more 
likely  to  make  weekly  trips.  Neither  group  is  likely  to  drive  to 
the  business  district. 


Dudley  Station  Shopping  Frequency 

At  least  weekly 

^^  23% 


At  least  monthly 


26% 


Less  than  monthly 


52% 


Source:  City  of  Boston 


Image 

There  are  a  few  vacant  storefronts  in  the  business 
district  and  a  great  deal  of  vacant  land  potentially  suitable 
for  development.  Despite  much  continuing  retail  activity, 
this  contributes  to  residents'  perceptions  of  continuing 
decline.  According  to  the  city's  1978-79  survey  of  shopping 
patterns,  residents  are  more  likely  to  have  perceived  a 
worsening  of  conditions  during  the  previous  two  years  than 
either  an  improvement  or  a  stabilization.  Longtime  residents 
perceive  this  shift  more  acutely  than  others.  Two  out  of  three 
residents  who  have  lived  at  the  same  address  more  than  five 
years,  and  a  similar  proportion  of  homeowners,  felt  the 
district  had  declined. 

MBTA  Ridership 

The  more  than  8,000  individuals  who  use  the 
MBTA's  Orange  Line  from  Dudley  Station  represent  a 
potential  market  for  retailers  in  the  business  district.  This  is 
especially  so  since  over  2,000  of  these  patrons  walk  to  the  sta- 
tion and  hence  must  pass  through  the  retail  district.  A  ma- 
jority of  riders  use  the  MBTA  more  than  five  times  per  week 
and  increased  their  use  of  mass  transit  and,  presumably,  the 
Dudley  transit  terminal  during  the  previous  five  years. 

The  most  frequent  trip  of  riders  boarding  at 
Dudley  is  from  home  to  work.  Almost  half  the  station's  users 
have  incomes  between  $5,000  and  $12,000  and  are  between 
the  ages  of  twenty-five  and  forty-five.  Only  a  small  percen- 
tage of  riders  (2  percent)  are  elderly,  and  only  11  percent 
have  incomes  less  than  $5,000. 


Dudley  Station  Trade  Area  Residents 

Frequency  of  Shopping  at  Dudley  Station 


Mr 

Fnc 


By  Income 


Several  times 
a  Week 


Weekly 


At  least 
Monthly 

% 


Less  than 
Monthly 


Less  than  $10,000 
More  than  $10,000 


19 


11 
14 


30 
21 


41 
64 


l|Li 


By  Age  of  Respondent 


Under  40 
Over  40 

By  Household  Members  Under  20 


26 


17 
3 


35 
20 


48 
51 


n 

On 
tm 

l!F( 

U( 
Obi 

W 
Is' 


No 
Yes 

By  Household  Size 


21 
6 


6 
13 


IS 
38 


59 
44 


One  or  two 
Three  or  more 

By  Travel  to  Food  Store 


18 
9 


3 
15 


18 
33 


61 
42 


Drives 
Doesn't  Drive 

Source:  City  of  Boston 


9 
19 


11 
6 


11 
28 


60 
41 


Who  Shops  in  Dudley  Station  at  Least  Monthly 


Source:  City  of  Boston 


ki 


60 


50 


40- 


30 


ZO- 


IC 


% 


1 


hicf 

Soft 


liuome 
-^$10,000 


Incomt 
►  $10,000 


HousthoUi  Household        Doesn  t  drive     Drives  to 

of  3  or  more      of  2  or  less        to  food  store      food  store 
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Dudley  Station  Trade  Area  Residents 

Perception  of  Dudley  Station  Trends 


Perception  of  Change  in 

Dudley  Station  Conditions 

in  Past  2  Years 


By  Length  of  Residence 


Better 


Same 


Worse 


Less  than  5  Years 
More  Than  5  Years 

By  Housing  Tenure 


29 
19 


29 

19 


42 

62 


Own 
Rent 

By  Food  Store  Location 


23 
22 


10 
29 


67 
49 


Inside  Trade  Area 
Outside  Trade  Area 

Dudley  Station  Shopping  Frequency 


28 
20 


24 
19 


48 
61 


At  Least  Weekly 
Less  Than  Weekly 

Source:  City  of  Boston 


36 

17 


14 
23 


50 
60 


Dudley  Station  Trade  Area  Residents 

Store  Ownership  Preferences 


Major  Chain 
Independent  Ownership 
No  Preference 

Reasons  for  preferring  chains: 


64 

7 

38 


Cheaper 
Better  Selection 
Better  Merchandise 
More  Reliable 
Better  Run 
No  Reason 
Other  Reason 

Source:  City  of  Boston 


60 
12 
9 
5 
2 
5 
7 
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Dudley  Station  Business  District 
Development  Priorities 


Store  Type 
Food 


No.  of  Existing  Outlets 


Produce 

Meat/Poultry/Fish 

Delicatessen 

Health  Foods 

Bakeries 

Ethnic  Foods 

Candy /Nuts 

Supermarkets 

Grocery 


Typical  Size 
(square  feet) 


1,000-3,000 
1,000-1,500 


1,000- 
1,000- 

1,500-; 

1,000- 

500- 

15,000-30,000 

2,000-4,000 


1,500 
1,500 
2,000 
4,000 
1,000 


General  Merchandise 


Department  Stores  (Discount) 
Junior  Department  Stores 
5  and  10  Cents  Stores 
Sporting  Goods 
Catalog  Store 
Imports 

Drugs  and  Health  and  Beauty  Aids 


1 

20,000 -H 

1 

10,000-15,000 

1 

3,000-10,000 

- 

2,000-3,000 

- 

4,000-5,000 

- 

1.000  1,500 

21 
31 

41 

2  :    biir 

2! 

S( 


Drug  Stores 

Cosmetics 

Health  and  Beauty  Aids 

Apparel 


1 

2,000-15,000 

2 

1,500-2,000 

1 

1,500-10,000 

Formal  Wear  (Rental) 

Unisex  Jeans 

Ladies  Ready-to-Wear 

Children's  Wear 

Men's  Wear 

Family  Wear 

Children's  Shoes 

Family  Shoes 

Ladies"  Shoes 

Men's  and  Boy's  Shoes 

Hats 


- 

1,000-1,500 

_ 

1,000-1,500 

2 

1,500-4,000 

- 

1,500-3,000 

3 

1,500-3,000 

- 

1,500-4,000 

- 

1,500-2,000 

3 

2,000-4,000 

- 

2,000-4.000 

- 

1,500-3.000 

1 

1,500-2.000 

2 
2 
2 
3 
2 
2 
2 
2 


Automotive 


Auto  Dealer  — 

Automotive  (TB&A)  1 

Hardware/Home  Improvements/Home  Furnishings 


7,000-10,000 
5,000-7,000 


Keys /Locks 
Curtains  and  Drapes 
Furniture 
Hardware 
Major  Appliances 
Home  Center 
Sewing  Machines 
Yard  Goods/Sewing 


1 

up  to  500 

1 

1,500-3,000 

3 

4,000-15,000 

- 

3,000-10,000 

1 

3,000-4,000 

- 

3,000-20,000 

- 

3.000-4,000 

- 

2.000-5,000 
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tore  Type                                No. 

of  Existing  Outlets 

Typical  Size 

Development 

(square  feet) 

Priority* 

lome  Furnishings,  continued 

loor  Coverings 

1 

2,000-3,000 

3 

Ladio/TV/Hi-Fi 

1 

1,500-3,000 

4 

'aint  and  Wallpaper 

1 

1,000-3,000 

3 

.awn  and  Garden 

— 

1,500  2,000 

3 

iousewares 

— 

1,500-2,000 

3 

.uggage 

— 

1,500-2,000 

3 

)omestics/Sheets  and  Towels 

— 

2,000  5,000 

3 

bating  and  Drinking  Places 

)oughnut  Shops 

500-1,000 

2 

ce  Cream  Parlors 

— 

500-1,500 

2 

andwiches/Pizza/Carry  out 

9 

1,000-2,000 

4 

|ravern/Bar 

9 

1,500-3.000 

5 

'Restaurant  with  Liquor 

2 

2,000-7,000 

3 

Restaurant  without  Liquor 

— 

2,000-5,000 

2 

"ast  Food  Chain 

1 

2,500-5,000 

2 

ither  Retail 

-lobbies 

1,000-1,500 

3 

\rts  and  Crafts 

— 

1,000-1,500 

3 

Sooks  and  Stationery 

1 

1,000-1,500 

3 

F'lowers 

iewelry 

Toys 

Records  and  Tapes 

Tobacco 

Camera 

Pets 

Cards  and  Gifts 

Liquor 

Wigs 


1 

1,000-1,500 

- 

1,000-1,500 

1 

1,000  1,500 

- 

1,000-10,000 

4 

1,000-5,000 

- 

500  1,000 

1 

1,000-1,500 

1 

1,500-2,000 

- 

1,500-2,000 

2 

2,000-5,000 

1 

500-1,500 

Banks 


Banks 


2,000-3,000 


Other  Consumer  Services 


Accounting /Tax  Services 

Barber  Shops 

Watch  Repair 

Shoe  Repair 

Finance  Companies 

Beauty  Parlors 

Music/Dance  Studio 

Dry  Cleaners 

Coin  Laundries 

Figure  Salon 

Cinema 

Bowling  Alley 

Arcade/Amusement  Center 

TV /Radio  Repairs 


_ 

DUUl.UUU 

500-1,000 

- 

500-1,000 

2 

500-1,000 

- 

1,000-1,500 

6 

1,000-1,500 

1 

1,000-1,500 

1 

1,500-2,000 

- 

1,500-2,000 

- 

2,000-4,000 

- 

7,000-15.000 

- 

15,000-25,000 

- 

3,000-4.000 

- 

500-2.000 

*Explanation  of  Development  Priorities: 

1 .  Development  essential  to  the  successful  revitali  ■ 
zation  of  the  business  district. 

2.  Demonstrated  demand  for  additional  stores. 

3.  Development  of  new  stores  possible;  should  be 
evaluated  on  a  case-by-case  basis. 

4.  Insufficient  demand  to  justify  development  of 
new  stores  without  jeopardizing  existing  estab- 
lishments. However,  expansion,  improvement, 
or  occasionally  replacement  of  existing  stores 
may  be  warranted. 

5 .  Development  of  additional  stores  should  be  dis- 
couraged. Contraction  in  the  number  of  estab- 
lishments may  be  needed  to  achieve  long-term 
stability. 
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MBTA  Ridership:  Dudley  Station 


Dudley  Station  Trade  Area  Residents 

Dudley  Station  Businesses  Most 
Often  Used 


Dudley  Station  Business  District 

Occupied  Ground  Floor  Space  by 
Retail  Category 


Daily  Riders       Boarding   Alighting 


Total 


Inbound 
Outbound 


6355 
1492 


1624 
6476 


7979 
7968 


%  of  Responses  Category 


%  of  Occu- 
pied Ground 
#  Outlets        Floor  Space 


Total  7847  8100  15947 

Source:  Massachusetts  Bay  Transportation  Authority 

Dudley  Station  Trade  Area  Residents 

Where  They  Shop  by  Retail  Category 


Category 


Business 
District     Elsewhere 


Blair's 

Robell's 

Woolworth 

None 

Gemini 

Kim  Kaps 

Kresge 

Nubian  Notion 

Card  Store 

Venus 

Source:  City  of  Boston 


26 
20 
16 
9 
4 
1 
2 
2 
2 
2 


Banking  46  54 

Prescription  Drugs  20  80 

Food  (primary  location)  14  86 

Health  and  Beauty  Aids  14  86 

Women's  Shoes  10  90 

Men's  Suits  6  94 

Women's  Dresses  2  98 

Source:  City  of  Boston 
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Food  6 
General  Merchandise/ 

Department  Stores  3 

Variety  Stores  4 

Drug  Stores  1 

Apparel  9 
Hardware /Home 

Improvements/ 

Furniture  11 

Automotive  1 

Eating  &  Drinking  15 

Miscellaneous  Retail  9 

Banks  4 
Other  Services  & 

Institutional  Uses  17 


15.5 


4.7  i 

8.2ill 

.6ijl 

iM 

1 

3.a(l 

=^ 

6.S^ 

"^ 

5.4ll 

3.3||| 

14.5 


Total  80 

Source:  City  of  Boston 


loo.a 


Dudley  Station 


Estimated  Daily  Traffic,  1987 


15 
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IV.  Food  Stores 


Development  of  attractive,  competitive  food  stores 
must  be  part  of  any  effort  to  revitalize  Dudley  Station  as  a 
retail  center.  Food  for  home  consumption  both  generates  the 
highest  level  of  consumer  expenditures  (almost  $800  per 
trade  area  resident  in  1980)  and  is  the  focus  of  most  house- 
holds' weekly  shopping  trips.  Furthermore,  apart  from  bank- 
ing, food  shopping  is  the  retail  activity  attracting  the  most 
customers  to  Dudley  Station. 

Where  Residents  Shop  for  Food 

Dudley  Station 

14% 


American  Legion  Highway 


;13% 


Washington  Park  Mall 


Boylston  Street 


111% 


Industry  Profile 

The  last  major  revolution  in  retail  food  distribu- 
tion was  in  the  1930s  when  the  corner  grocery  store  gave 
birth  to  the  supermarket,  with  its  lower  prices  and  gjreater 
product  selection.  Since  that  time,  change  in  the  food  indus- 
try has  occurred  more  slowly.  Gradually,  the  small  corner 
store  has  seen  its  share  of  the  market  dissipate  to  the  point 
where  its  functions  are  specialized  and  few  people  rely  on  it 
for  general  food  shopping.  The  corner  store  has  instead 
become  a  source  of  stop -gap  items  between  trips  to  the 
supermarket  and  a  place  to  shop  when  the  larger  stores  are 
closed. 

Another  change  has  been  the  increasing  import- 
ance of  major  chains  in  the  distribution  of  groceries.  In  the 
early  years,  the  larger  companies  based  their  growing  busi- 
ness on  urban  stores.  But  with  the  development  of  suburban 
markets  after  World  War  II,  they  expanded  their  operations 
outside  the  cities.  Eventually,  the  chains  found  the  suburbs 
more  profitable  and  began  to  close  many  of  their  city  outlets, 
typically  ones  smaller  than  their  newer,  suburban-type  stores. 

In  one  ten-square  mile  area  of  Boston,  for  exam- 
ple, the  number  of  supermarkets  declined  from  sixteen  to 
nine  between  1970  and  1975.  Similarly,  Washington,  D.C., 
lost  one-third  of  its  supermarkets  from  1968  to  1974,  while 
Newark,  New  Jersey,  saw  its  supply  of  supermarkets  cut  in 

Residents'  Leading  Food  Stores 


Source:  City  of  Boston 


Yet  Dudley  Station's  food  stores  are  also  a  major 
source  of  dissatisfaction  for  trade  area  residents.  The 
district's  only  supermarket,  Blair's  Foodland,  is  old,  smaller 
than  current  supermarkets,  and  viewed  by  many  residents  as 
more  expensive  and  of  lower  quality  than  other  food  stores  in 
the  Boston  area.  In  fact,  only  13  percent  of  the  area's  house- 
holds currently  shop  for  food  most  often  at  Blair's.  The  trade 
area's  other  supermarket,  Finast  in  the  Washington  Park 
Mall*,  commands  another  11  percent  of  the  market,  thus 
allowing  some  three-quarters  of  residents'  food  expenditures 
to  leave  the  area.  Many  of  these  grocery  dollars  flow  to 
chain -owned  supermarkets  in  Roslindale  and  the  Fenway, 
among  other  locations. 

Development  of  a  new,  full-size  modern  super- 
market can  do  much  to  reverse  this  trend  and  appears  justi- 
fied by  available  market  data.  However,  because  of  the  dis- 
trict's large  size  and  its  potential  dependence  on  such  a  store 
as  its  major  retail  draw,  site  selection  and  integration  with 
other  uses  and  facilities  should  be  approached  carefully. 
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Blair's  Dudley  Station 


Finast,  Washington  Park  Mall* 
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half  in  the  ten  years  beginning  in  1967. 

This  trend  of  urban  disinvestment  —  at  least 
where  the  major  chains  are  involved  —  continues  today. 
During  a  nine-month  period  from  November  1978  to  July 
1979,  Boston  experienced  nine  supermarket  closings.  All  but 
one  of  these  stores  had  been  ov^fned  by  regional  or  national 
grocery  chains. 

Ironically,  such  reductions  in  urban  operations 
have  also  diminished  the  dominance  of  major  chains  in  the 
grocery  business.  Between  1940  and  1970  the  chains'  share  of 
the  market  was  growing  so  fast  that  in  1971  the  U.S.  Depart- 
ment of  Commerce  forecasted  that  chains  would  capture  75 
percent  of  food  sales  by  1980. 

It  does  not  appear  that  this  figure  will  have  been 
reached.  As  of  1977,  chains  were  capturing  just  slightly  over 
50  percent  of  national  food  sales,  far  short  of  the  1980  pro- 
jection. And  though  independent  stores  continue  to  generate 
lower  average  sales  (the  stores  are,  on  the  average,  smaller), 
the  number  of  independently  owned  food  stores  in  the  United 
States  increased  by  740  during  1977,  while  the  number  of 
chain  stores  fell  by  320. 

The  presence  of  small  but  gfrowing  chains  helps  to 
make  Boston  more  competitive  than  some  other  cities  where 
the  retail  food  market  is  still  controlled  by  a  small  number  of 
firms.  In  the  Boston  area,  no  company  controls  more  than 
12  percent  of  the  market,  and  the  top  ten  chains  account  for 
only  50  percent  of  metropolitan-area  food  sales.  In  Washing- 
ton, D.C.,  by  way  of  comparison,  two  chains  control  63  per- 
cent of  food  sales,  and  three  chains  capture  76  percent  of  sales. 

In  fact,  competition  in  Boston  continues  to  inten- 
sify. According  to  the  Griffen  Report,  Stop  &  Shop,  the  area 
leader,  experienced  a  drop  in  its  market  share  from  14  per- 
cent to  just  under  12  percent  between  1978  and  1979.  During 
this  same  period,  its  lead  over  the  number  two  chain.  Star, 
decreased  from  almost  four  percentage  points  to  under  two. 
In  the  meantime,  the  top  ten  chains'  share  of  the  market  fell 
from  57  percent  to  50  percent. 

^  With  greater  ability  to  adapt  to  varying  neigh- 

borhood conditions,  management  assistance  from  their 
wholesalers  and  frequently  lower  operating  cost  (they  are 
often  non-union),  the  independents  and  smaller  chains  clear- 
ly will  play  an  increasingly  important  role  in  Boston  food 
retailing. 

Perhaps  the  best  indication  of  this  is  the  disposi- 
tion of  the  eight  chain  food  stores  that  closed  during  1978- 
1979.  Five  have  reopened  as  food  stores  under  independent 
ownership;  only  one  has  reopened  as  part  of  a  major  chain. 

Trade  Area  Food  Shopping  Patterns 

At  present,  the  only  supermarket  in  the  Dudley 
Station  business  district  is  Blair's  Foodland  on  Washington 
Street.  Outside  the  district,  but  within  the  trade  area,  lies 
the  Washington  Park  Mall,  containing  a  Finast  store. 


Together,  these  retailers  account  for  roughly  a  quarter  of 
supermarket  purchases  by  Dudley  Station  area  residents. 
Most  residents  spend  their  food  aoUars  outside  the  trade 
area,  going  most  often  to  either  Stop  &  Shop  on  American 
Legion  Highway  in  Roslindale  or  Star  Market  on  Boylston 
Street  in  the  Fenway. 

Residents  who  shop  for  food  outside  the  trade 
area  differ  markedly  from  those  who  shop  within.  Shoppers 
who  leave  the  area  are  more  likely  to  have  higher  incomes, 
own  their  own  homes,  be  longtime  residents  with  smaller 
households,  drive  on  their  shopping  trips,  and  prefer  chain 
store  outlets  (and  patronize  one  of  them  loyally). 

These  findings  of  the  City  of  Boston's  1978-79 
survey  of  shopping  patterns  suggest  that  those  residents  with 
higher  incomes  and  automobiles  are  afforded  a  greater  flexi- 
bility in  their  choice  of  food  retailers.  They  exercise  this  flex- 
ibility by  leaving  the  trade  area  in  search  of  lower  prices. 
However,  these  shoppers  do  not  appear  to  shop  around  for 
the  best  prices,  but  are  relatively  loyal  to  one  store.  In  addi- 
tion, those  who  drive  are  six  times  as  likely  to  shop  for  food 
at  night  than  their  counterparts  who  travel  on  food  shopping 
trips  by  other  modes. 


iKl! 

01 

10 

•I 


I»tl 


hq 


bii 


Who  Shops  for  Food  in  the  Trade  Area 


50 


40 


30 


20- 


10 


% 


>y>„ 


V^' 

V  'i'^. 


4' 


Source;  City  of  Boston 


18 


b 
lb 

Inioc 


Food  Store  Perceptions 

In  examining  shoppers'  attitudes  toward  their  pri- 
mary food  store,  it  appears  that  convenience  is  the  most 
common  factor  determining  food  store  choice,  regardless  of 
itore  location.  But  though  convenience  is  important  (42  per- 
cent) for  residents  shopping  outside  the  trade  area,  it  is 

Why  Residents  Dislike  Blair's  Foodland 


Too  expensive 


Poor  quality 


Inconvenient 


Too  dirty 


36% 


22% 


improved  market  conditions,  including  construc- 
tion of  the  Lower  Roxbury  Community  Corpora- 
tion family  housing  adjacent  to  the  business 
district. 

Although  several  potential  supermarket  sites  have 
been  identified  in  recent  years  (including  Blair's  existing 
location  and  the  parcel  at  the  corner  of  Washington  Street 
and  the  crosstown  street),  an  optimum  location  would  have 
the  following  characteristics: 

good  visibility; 

easy  access  for  auto  traffic; 

space  for  adequate  parking  (a  minimum  of  3.5 
spaces  per  1,000  square  feet  of  floor  area); 

accessibility  for  those  dependent  on  foot  or  public 
transportation;  and 

proximity  to  complementary  stores  and  services 
(drug  store,  dry  cleaner,  banks,  post  office,  etc.). 

Although  all  of  these  characteristics  may  be  im- 
possible to  obtain,  the  best  combination  should  be  sought. 


Source:  City  of  Boston 


almost  surpassed  by  prices  (38  percent).  The  shoppers  who 
leave  the  area  are  largely  drivers  (84  percent)  and  hence  they 
can  afford  to  pick  stores  for  reasons  other  than  convenience. 
These  residents  are  twice  as  likely  as  local  shoppers  to  name 
prices  as  their  store's  most  attractive  feature. 

Development  Potential 

There  is  demonstrable  market  potential  in  Dudley 
Station  for  a  new  full-size  supermarket,  as  well  as  for  addi- 
tional specialty  food  stores.  Contributing  factors  include: 

the  current  outflow  from  the  trade  area  of  three- 
quarters  of  available  expenditures  (potentially 
supporting  over  55,000  square  feet  of  space); 

the  obvious  competitive  weakness  of  the  existing 
Blair's  store  (the  trade  area's  only  supermarket,  as 
of  August,  1980); 

improved  access  due  to  construction  of  the  cross- 
town  street  and  New  Dudley  Street;  and 


Store  Ownership 

Dudley  Station  area  residents  have  shown  a 
decided  preference  for  shopping  at  chain  stores.  More  than 
half  the  residents  stated  that  they  would  rather  shop  at  a 

Why  Residents  Prefer  Chains 


Reliability 
5% 


Source:  City  of  Boston 
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major  chain  store,  while  only  7  percent  of  Dudley  Station 
area  shoppers  say  they  prefer  independent  retailers.  A  com- 
pany-owned store  of  one  of  the  major  food  chains  might  then 
be  expected  to  have  an  advantage  over  a  comparable  inde- 
pendently owned  operation.  It  is  possible,  however,  to 
achieve  chain  identity  without  total  chain  ownership. 

This  has  been  demonstrated  for  almost  ten  years 
in  Chicago's  Woodlawn  neighborhood,  where  a  supermarket 
is  jointly  owned  by  a  community  development  corporation, 
the  Woodlawn  Organization  (T.W.O,),  and  a  local  food 
chain,  Hillman's,  Inc.  The  store,  named  T.W.O. -Hillman's, 
is  two-thirds  owned  by  T.W.O.  and  the  remaining  one-third 
is  owned  by  Hillman's  which  also  operates  the  store. 

Within  the  past  year,  a  similar  venture  was 
launched  in  the  Shaw  neighborhood  of  Washington,  D.C.  A 
local  developer  built  a  35,000-square  foot  food  store,  which 
he  rents  to  a  partnership  of  two  nonprofit  groups  and  Giant 
Food,  a  large  Washington-area  food  chain.  Together,  the 
two  nonprofit  groups  own  a  two-thirds  share  of  the  business, 
with  Giant  ov^ning  the  remaining  third.  The  partners  pay 
the  developer  $200,000  a  year  in  rent  and  pay  Giant  $1.5 
million  a  year  to  manage  and  stock  the  store. 

Arrangements  like  these  combine  the  strong  iden- 
tity and  expert  management  of  a  major  food  chain  with  ad- 
vantages of  neighborhood  ties  and  easier  access  to  special 
funding,  by  virtue  of  community  ov^mership. 

Store  Design 

Whether  based  in  a  new  or  rehabilitated  build- 
ing, to  be  competitive  a  Dudley  Station  food  store  should  be 
built  to  modern  standards.  This  means  modern  fixtures  and 
equipment,  an  attractive  interior  and  exterior  appearance, 
and,  above  all,  enough  floor  area  to  accommodate  a  full 
merchandise  range  and  wide,  uncongested  aisles.  This  trans- 
lates to  a  minimum  of  20,000  square  feet,  although  most 
food  chains  currently  build  new  stores  with  upwards  of 
28,000  square  feet.  Some  recent  stores  —  especially  ware- 
house food  operations  —  have  in  excess  of  35,000  to  40,000 
square  feet  of  floor  area. 

Parking 

Typically,  a  modern  supermarket  has  approxi- 
mately five  parking  spaces  for  each  1,000  square  feet  of  floor 
space.  Thus  a  30,000  square-foot  suburban  store  would  nor- 
mally have  about  150  parking  spaces  (representing  a  parking 
area  of  perhaps  50,000  to  60,000  square  feet). 

However,  a  new  supermarket  in  Dudley  Station 
would  attract  a  substantial  number  of  patrons  who  do  not 
drive.  Presently,  the  Dudley  Station  rapid  transit  terminal 


serves  over  8,000  people  per  day.  After  the  Orange  Line  is 
relocated  later  in  the  1980s,  replacement  service  should  run 
down  Washington  Street  and  make  more  frequent  stops.  This 
may  make  the  business  district  more  accessible  than  it  is  to- 
day. A  smaller  parking  ratio  than  that  currently  in  use  by 
suburban  supermarkets  would  therefore  be  appropriate  in  a 
new  development.  A  ratio  of  3.5  to  4  spaces  for  each  1,000 
square  feet  of  floor  space  would  probably  suffice,  although 
this  figure  should  be  adjusted  if  the  lot  were  also  to  be  used 
by  employees  and  customers  of  neighboring  businesses. 


Dudley  Station  Trade  Area  Residents 

Who  Shops  at  Warehouse  Food  Stores? 


Shops  at  a  Warehouse  Food  Store* 
Ves        No 
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Dudley  Station's  Food  Store  Competition 

(in  descending  order  of  estimated 
importance) 


Location 


1         Washington  Park  Mall 

2.  American  Legion  Hwy 

3.  Boylston  Street 

4.  Morton  Street 

5.  Columbia  Road 

6.  Symphony 

7.  West  Roxbury 

♦Closed  August,  1980 
Source:  City  of  Boston 


Stores 
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Stop  &  Shop. 

Purity  Supreme 

Star 

Star 

Stop  &  Shop 

Stop  &  Shop 

Heartland 


Dudley  Station  Trade  Area  Residents 

Reported  Reasons  for  Not  Using 
Blair's  Foodland,  Dudley  Station 
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Inconvenient /Too  far 

Dirty 
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No  reason 
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Source:  City  of  Boston 
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Dudley  Station  Trade  Area  Residents 

Food  Store  Appeal  by  Store  Location 

Most  Attractive  Feature  of 
Primary  Food  Store 


Food  Store 
Location 


Convenience    Quality       Prices 
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Dudley  Station  Trade  Area  Residents 

Travel  to  Food  Store 


Drive 
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Dudley  Station  Trade  Area  Residents 

When  They  Shop  For  Food  by  Travel 
to  Food  Store 
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Dudley  Station  Trade  Area  Residents 

Where  They  Shop  for  Food 
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American  Legion  Highway 
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Columbia  Road 
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Other/Unspecified  Location 
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Dudley  Station  Trade  Area  Residents 

Food  Store  Location  By  Selected 
Household  &  Customer  Characteristics 

Food  Store  Location 

Inside  Outside 

Trade  Area    Trade  Area 

%  % 


By  Travel  to  Food  Store 

Drives  16  84 

Doesn't  Drive  41  59 

Loyal  to  One  Food  Store 

Yes  12  88 

No  38  62 

By  Flousing  Tenure 

Owns  14  86 

Rents  36  64 


Purity  Supreme 
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By  Store  Ownership  Preference 
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By  Length  of/Residence 

Less  than  5  years 
More  than  5  years 

By  Household  Size 

1  or  2 

3  or  more 

By  Adult  Home  During  Day 

No 
Yes 

By  Age  of  Respondent 

18-29 
30-60 
60  + 

By  Income 


23 
36 


31 

27 


27 
32 


38 
28 


77 
64 


69 

73 


73 
68 


62 
72 


33 

67 

22 

78 

35 

65 

Less  than  $10,000  33  67 

More  than  $10,000  24  76 

Source;  City  of  Boston 


22 


V.  Drugs  and  Health 
and  Beauty  Aids 


The  prescription  drug  category  is  among  the  most 
erious  weaknesses  in  Dudley  Station's  retail  mix.  The  dis- 
rict's  lone  pharmacy  is  small  and  outmoded  by  modern  stan- 
lards.  It  accounts  for  20  percent  of  the  trade  area's  pre- 
cription  drug  patronage;  however,  because  of  its  small  size, 
he  store's  market  penetration  is  likely  to  fall  off  dramatically 
mtside  the  immediate  residential  area.  The  store's  limited 
ippeal  is  demonstrated  by  a  very  small  share  of  the  over-the- 
ounter  health  and  beauty  aid  (H&BA)  market  —  only  3 
)ercent  of  trade  area  residents  say  they  choose  to  buy  sham- 
)oo  or  toothpaste  there. 

Additional  evidence  of  weakness  in  this  category 
s  the  large  market  shares  claimed  by  supermarkets  and  dis- 
ount  drug  stores  located  well  outside  the  neighborhood. 

Finally,  residents  named  a  drug  store  as  the  se- 
ond  most  sought  after  new  store  for  the  Dudley  Station 
)usiness  district  (first  was  a  supermarket). 

Development  Options 

Development  of  a  discount  drug  store  (preferably 
n  conjunction  with  a  new  supermarket)  represents  the  most 
•ffective  way  of  securing  a  larger  share  of  the  local  prescrip- 
ion  drug  and  H&BA  markets.  A  full-size  (15,000  square-foot) 
iiscount  drug  store,  with  parking,  can  be  expected  to  cap- 
ure  at  least  25  to  30  percent  of  the  prescription  market  and 
15  to  20  percent  of  the  non -prescription  H&BA  market. 

An  attractive  alternative  is  a  large  (5,000  to 
10,000  square-foot)  discount  H&BA  store  which  includes  a 
jharmacy. 

Identification  writh,  and  management  by,  a  well- 
Jiown  chain  would  offer  competitive  advantages  for  either 
ype  of  store.  Ways  in  which  this  can  be  accomplished,  in 
ombination  with  community  ownership,  are  discussed  in 
Chapter  IV. 

industry  Profile 

Like  other  retail  sectors,  drugs  and  health  and 
)eauty  aids  are  increasingly  becoming  dominated  by  chain 
tores.  In  the  span  of  ten  years  —  from  1969  to  1978  — 
:hains'  share  of  drug  sales  nationally  grew  from  52  percent 
o  70  percent.  This  70  percent  share  of  volume  was  ac- 
:omplished  with  only  a  42  percent  share  in  number  of  stores. 

In  addition,  through  expansion  and  acquisition, 
:hain  stores  are  becoming  the  property  of  a  decreasing  num- 
)er  of  companies.  By  1979,  the  fifty  largest  drug  chains 
)perated  55  percent  of  all  chain  drug  stores. 

Another  recent  phenomenon  is  the  growth  of  dis- 
ount  health  and  beauty  aid  (H&BA)  stores,  also  primarily 
:hain -operated.  Many  H&BA  chains  (CVS,  Rix,  Mall  Drug, 
\rcher  Kent)  are  expanding  steadily  and  are  exhibiting 
:hanging  development  patterns.  CVS,  for  example,  has 
ecently  built  larger  stores  and  is  looking  more  toward  shop- 


ping center  locations  than  to  its  early  business  district  and 
strip  locations  for  future  growth.  H&BA  stores  also  increas- 
ingly include  a  pharmacy. 

Most  of  the  major  grocery  chains  in  the  Boston 
area  operate  discount  drug  stores.  Just  as  Star  has  its  Osco, 
Stop  and  Shop  has  its  Medi  Mart  and  Purity  Supreme,  its 
Pharmacity.  These  drug  operations  tend  to  be  large  stores. 
They  generally  carry  a  wide  range  (though  with  limited 
depth)  of  merchandise,  including  housewares,  sporting 
goods,  consumer  electronics,  automotive  products,  hardware, 
groceries  and  some  clothing,  in  addition  to  prescription 
drugs  and  health  and  beauty  aids.  Because  they  are  funda- 
mentally drug  stores,  however,  they  are  permitted  advanta- 
geous Sunday  openings. 

A  final  development  is  the  recognition  of  the  spe- 
cialized market  that  black  beauty  products  represent.  Black 
consumers  spend  a  considerably  higher  proportion  of  their 
income  on  beauty  aids  than  the  rest  of  the  population.  These 
include  variations  on  general  market  products  like  special 
shampoos  and  lipstick  shades.  An  example  of  a  more  com- 
pletely specialized  product  is  hair  relaxer,  which  is  the  object 
of  perhaps  one  dollar  in  five  spent  by  black  consumers  for 
beauty  aids. 

Where  Residents  Buy  Health  and  Beauty  Aids 


Source:  City  of  Boston 


Current  Shopping  Patterns 

At  present,  one  health  and  beauty  aid  store,  two 
cosmetics  stores  and  one  prescription  drug  store  lie  within 
the  Dudley  Staion  business  district.  In  addition,  an  Archer 
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Kent  discount  store  is  located  in  the  Washington  Park  Mall, 
at  the  intersection  of  Warren  Street  and  Martin  Luther  King 
Boulevard.  Despite  these  stores'  presence  the  shopping  pat- 
tern of  residents  for  health  and  beauty  aids  is  diverse;  shop- 
pers purchase  these  items  at  a  variety  of  vk'idely  scattered 
stores.  However,  shopping  locations  can  be  divided  into  five 
major  categories: 

1 .  Independent  Pharmacies  —  More  than  two  of  every  five 
residents  patronize  independent  pharmacies  to  fill  prescrip- 
tions. One  of  these  outlets,  Kornfield  pharmacy,  is  located  in 
the  Dudley  Station  business  district  on  Washington  Street. 
Trade  area  residents  named  this  store  20  percent  of  the  time 
when  asked  where  they  buy  prescription  drugs.  No  other  in- 
dependent pharmacy  accounted  for  more  than  4  percent  of 
survey  mentions. 

Convenience  and  familiarity  presumably  attract 
customers  to  each  of  these  stores. 

Where  Residents  Shop  for  Prescription  Drugs 


Source;  City  of  Boston 


2.  Auto-oriented  Discount  Drug  and  General  Merchandise 
Stores  —  Large  Osco,  Medi  Mart,  Zayre,  and  Bradlees  stores 
characterize  this  portion  of  the  drug  and  health  and  beauty 
aid  field.  Medi  Mart  and  Osco  presently  capture  20  percent 
of  the  Dudley  Station  prescription  market  and  over  10  per- 
cent of  the  health  and  beauty  aid  sales,  despite  these  stores 
being  located  well  outside  the  trade  area. 


3.  Food  Stores  —  Food  stores  presently  account  for  36  per- 
cent of  health  and  beauty  aid  expenditures  in  the  Dudley 
Station  trade  area.  Convenience  offered  by  food  stores 
(where  shoppers  can  purchase  food  and  H&BA  products 
simultaneously)  appears  to  overcome  the  generally  higher 
prices  paid. 

4.  Clinics  —  More  than  one-fifth  of  Dudley  residents  say 
they  fill  prescriptions  at  Boston  area  clinics. 


5.  Chain  H&BA  Stores        Upwards  of  20  percent  of  the 
area's  trade,  in  both  the  prescription  drug  and  over-the- 
counter  categories  appears  to  be  captured  by  these  chain 
outlets  (e.g.,  Archer  Kent,  CVS,  Rite  Aid).  The  Archer  Kenti 
store  in  the  Washington  Park  Mall  accounts  for  a  particular- 
ly significant  share. 


Ik 
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Dudley  Station  Trade  Area  Residents 

Where  Toothpaste/Shampoo 


Dudley  Station  Trade  Area  Residents 

Where  Prescriptions  are  Filled 


By  Store  Name 

%  of  Mentions 

8y  Store  Name 

%  of  Mentions 

Pharmacies 

Grocery  Stores 

Kornfield 

20 

Stop  and  Shop 

11 

Braddock  Drug 

4 

Finast 

5 

Sheaffer 

4 

Star 

8 

Harrison  Pharmacy 

2 

Edwards 

3 

Rexall 

2 

Heartland 

3 

Other/Unspecified 

11 

Capitol 

2 

Farmers'  Warehouse 

2 

Discount  Drug  Stores 

Purity  Supreme 

2 

Medi  Mart 

11 

Osco 

9 

Health  and  Beauty  Aid  Stores 

CVS 

15 

Clinics 

6 

Boston  City  Hospital 

5 

Veterans'  Hospital 

5 

Pharmacies 

Children's  Hospital 

2 

Komfield 

3 

Other/Unspecified 

11 

Other 

5 

Health  and  Beauty  Aid  Stores 

Discount  Drug  Stores 

Archer  Kent 

9 

Osco 

8 

CVS 

9 

Medi  Mart 

3 

Rite  Aid 

2 

Rix 

2 

Discount  Stores 

Zayre 

6 

By  Store  Type 

%  of  Mentions 

Bradlees 

5 

Pharmacies 

43 

Other 

Discount  Drug  Stores 

20 

Woolworth 

6 

Clinics 

21 

Robell's 

5 

Health  and  Beauty  Aid  Stores 

17 

By  Store  Type 

%  of  Mentions 

Source:  City  of  Boston 

Grocery  Stores 

36 

Health  &  Beauty  Aid 

21 

Discount  Drug  Stores 

11 

Discount  Stores 

11 

Pharmacies 

8 

Other 

13 

Source:  City  of  Boston 
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VI.  Discount  Stores 


A  discount  store  has,  by  definition,  a  minimum 
of  10,000  square  feet  of  floor  area,  both  hard  and  soft  goods 
departments,  and  a  cost  structure  below  that  of  a  conven- 
tional department  store.  The  stores  are  unique  in  retailing  in 
being  dominated  by  just  a  few  chains,  allowing  little  room 
for  small,  independent  operators.  The  stores  are  huge,  aver- 
aging 70,000  square  feet  of  floor  area,  and  take  advantage  of 
bulk  buying  to  undercut  the  prices  of  other  general  mer- 
chandise retailers.  The  average  Boston -area  household 
spends  over  $600  a  year  in  discount  stores. 

As  of  December,  1978,  there  were  ninety-seven 
discount  stores  in  the  Boston  metropolitan  area.  This  figure 
was  expected  to  rise  to  101  by  the  end  of  1979.  Each  store 
generates,  on  average,  $7.5  million  in  sales  per  year  and 
typically  serves  close  to  40,000  people. 

The  Dudley  Station  trade  area  is  currently  well- 
served  by  discount  stores,  with  one  within  the  trade  area  and 
four  nearby.  Three  of  these  stores  are  Bradlees;  the  other 
two  are  operated  by  Zayre. 

Further  development  by  these  two  chains  in  the 
Dudley  Station  area  may  not  be  warranted  for  the  foreseeable 
future.  However,  a  new  discount  store  could  compete  success- 
fully in  the  Dudley  Station  marketplace  if  it  either  (a)  were 
operated  by  an  outstanding  company  not  currently  repre- 
sented in  the  area  (e.g.,  the  excellent  Caldor  chain);  or  (b) 
introduced  a  new  discount  marketing  concept  to  Boston,  spe- 
cializing in  black -oriented  merchandise,  while  maintaining 
the  same  standards  of  price,  quality  and  selection  as  other 
discount  stores  in  the  area. 

The  Major  Chains 

Bradlees  —  Owned  by  Stop  &  Shop  Companies, 
Bradlees  is  the  second  most  heavily  used  discount  store  for 


trade  area  residents,  with  45  percent  of  all  memions  in  the 
city  survey. 

According  to  an  August,  1979,  survey  by  Discount 
Store  News,  Bradlees  is  dominant  in  the  Greater  Boston  mar- 
ket as  well,  being  named  by  40  percent  of  those  surveyed  as 
the  chain  most  frequently  patronized.  In  the  Discount  Store 
News  survey,  Bradlees  was  also  found  to  be  the  discount  store 
coming  closest  to  satisfying  customer  needs  in  the  Boston  area. 

The  study  measured  the  relative  importance  to 
shoppers  of  various  store  characteristics  and,  at  the  same 
time,  had  customers  note  the  discount  stores'  performance  in 
each  category.  In  eight  of  fourteen  categories  covered  by  the 
survey,  Bradlees  was  the  top  discount  store.  Key  areas  of 
superiority  were  found  to  be  the  availability  of  sale  merchan- 
dise, store  environment,  cleanliness,  everyday  availability  of 
merchandise,  and  quality  of  both  apparel  and  hard  lines 
merchandise  (furniture,  appliances,  etc.).  Bradlees  trails 
Caldor  and  K-Mart  in  everyday  prices,  however. 

Bradlees'  market  penetration  in  the  Dudley  Sta- 
tion area  should  continue  in  the  future,  given  the  presence  of 
three  nearby  stores  —  Fields  Corner,  American  Legion 
Highway  and  Morrissey  Boulevard. 

Zayre  —  The  only  discount  store  located  within 
the  trade  area  (at  Washington  Park  Mall),  Zayre  was  first  in 
customer  patronage  in  the  Dudley  Station  survey,  with  51 
percent  of  mentions.  According  to  the  Discount  Store  News 
survey,  however,  Zayre  appears  to  be  running  second  to 
Bradlees  in  the  Boston  area  as  a  whole.  Forty-three  percent 
of  respondents  in  that  survey  said  they  shopped  at  Zayre 
(compared  to  Bradlees'  59  percent).  However,  Zayre  is  rarely 
Boston  area  customers'  first  store:  by  12-40  percent,  Zayre 
trails  Bradlees  as  the  store  shoppers  use  most. 


Why  Shoppers  Choose  Discount  Stores 


Northeast 
Prices 


37% 


Total  United  States 
Convenience 


35% 


Convenience 


28% 


Sale  items 


24% 


Product  quality 

6% 


f 
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Prices 


32% 


Product  quality 

7% 


Source:  Discount  Merchandiser,  May,  1980 
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Caldor  —  Despite  its  lack  of  impact  within  the 
Dudley  Station  market  (it  was  named  by  no  respondents  in 
the  city's  survey),  Caldor  is  a  major  force  in  the  Greater  Bos- 
ton market  with  a  number  of  suburban  stores  and  one  in 
Brighton.  In  the  Discount  Store  News  study,  10  percent  of 
Boston  area  customers  named  it  as  their  primary  discount 
store,  and  30  percent  said  they  patronize  Caldor. 

Caldor  is  one  of  the  most  rapidly  growing  chains 
in  the  country.  Its  sales  within  the  three  states  in  which  it 
operates  were  expected  to  exceed  $550  million  in  1979,  up 
from  under  $400  million  in  1978. 

Caldor's  store  productivity  is  high.  According  to  a 
study  of  1978  volume  of  thirty-three  discount  chains  by  the 
National  Mass.  Retailing  Institute,  Caldor's  sales  per  square 
foot  were  $133,  compared  to  $84  for  all  chains. 

In  the  Discount  Store  News  poll,  Caldor  was 
highly  rated  in  quality  of  hard  lines  merchandise  and  every- 
day prices. 

Currently,  Caldor  operates  fifty-six  stores  in  Mass- 
achusetts, Connecticut,  and  New  York.  It  plans  to  open  at 
least  ten  more  units  in  1980. 

K-Mart  —  The  industry  giant,  K-Mart  rang  up 
national  sales  of  over  $13  billion  in  1978.  In  the  Boston  area, 
however,  only  one  shopper  in  ten  shops  most  frequently  at 
K-Mart,  and  two-thirds  of  Boston-area  residents  shop 
seldom,  if  ever,  at  K-Mart. 

In  the  Dudley  Station  survey,  K-Mart  was  not 
named  by  any  respondents.  Currently,  all  Boston-area 
K-Marts  are  suburban;  however,  the  company  is  reportedly 
considering  expanding  its  operations  into  Boston. 

Other  Chains  —  Two  other  discount  chains  are 
prominent  in  the  Boston  market:  Woolco  and  King's.  Woolco 
is,  in  fact,  the  second  largest  chain  in  the  country,  with  an- 
nual sales  approaching  $3  billion.  Only  5  percent  of  Dudley 
Station  respondents  named  Woolco  as  a  discount  store  they 
used.  This  is  not  totally  surprising,  however,  since  all  Wool- 


cos  (apart  from  the  "Woolworth"  department  store  in  down- 
town Boston  and  the  smaller  "Woolworth"  neighborhood 
variety  stores)  are  suburban, 

Woolco  has  voiced  a  commitment  to  continued 
development  in  urban  areas,  especially  in  central  business 
districts  where  they  achieve  higher  volumes  ($125  to  $175  per 
square  foot).  The  company's  downtown  Boston  store  is  ex- 
pected to  be  Woolco's  national  volume  leader  within  just  a 
few  years. 

Woolco  plans  thirty-six  new  U.S.  stores  for  1980. 

King's  (which  absorbed  Mammoth  Mart  in  1978) 
was  named  by  no  respondents  in  the  Dudley  Station  survey. 
The  company  forecasts  ten  new  store  openings  through  1980. 
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Urban  Discount  Stores 

Currently,  the  only  discount  stores  available  to 
Dudley  Station  area  residents  belong  to  large  chains,  more 
generally  oriented  toward  suburban  markets.  In  some  other 
parts  of  the  U.S.,  discount  stores  specifically  geared  to  such 
urban  populations  as  blacks,  Hispanics,  and  low-income 
households  have  evolved.  To  be  truly  effective  in  urban  set- 
tings, such  stores  have  had  to  make  adjustments  in  advertis- 
ing (emphasizing  direct  mail),  store  security  and  merchandis 
ing  —  especially  in  beauty  products  and  apparel.  Not  only  isi 
more  of  the  store  devoted  to  apparel,  especially  high  fashion 
but  the  merchandise  is  more  carefully  selected  for  certain 
ethnic  groups. 

One  chain,  Apollo,  operates  ten  discount  stores  ini  "^ 
cities  like  Philadelphia,  Detroit  and  Milwaukee.  Apollo's  ex- 
perience  suggests  that  urban  stores  generate  higher  sales  per 
square  foot  (due  in  part  to  more  limited  customer  mobility), 
which  more  than  offsets  higher  shrinkage  and  security  costs. 
The  chain  has  responded  to  its  major  expansion  problem  — 
shortage  of  urban  sites  large  enough  to  accommodate  a  full- 
size  discount  store  —  by  developing  a  30,000-40,000  square 
foot  prototype  using  former  supermarkets. 
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Dudley  Station  Trade  Area  Residents 

What  They  Buy  in  Discount  Stores 
(in  order  of  frequency) 


Dudley  Station  Trade  Area  Residents 

Discount  Store  Patronage 


1 .  Housewares 

2.  Health  &  Beauty  Aids 

3.  Apparel 

4.  Hardware 

5.  Home  Furnishings 

6.  Domestics 

Source;  City  of  Boston 


7.  Automotive 

8.  Sewing  Goods 

9.  Stationery 

10.  Photo  &  Camera 

11.  Food 


1 

Sibi 

1 
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By  Store  Name 

%  of  Mentions 

51 

By  Store  Location                           %  of  Mentions| 

S 

Zayre 

Zayre,  Washington  Park  Mall 

sa 

Otb, 

Bradlees 

45 

Bradlees.  American  Legion  Highway 

25 

h: 

Woolworth  /Woolco 

5 

Zayre,  American  Legion  Highway 
Bradlees,  Fields  Corner 
Woolworth.  Downtown  Boston 
Bradlees,  Morrissey  Blvd 

15 
Uj 

5 

y 

Source:  City  of  Boston 
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V^II.  Apparel 


Although  downtown  Boston  is  the  major  apparel 
lopping  location  for  the  city's  black  community,  Dudley 
tation  appears  to  capture  a  sizeable,  though  smaller,  share 
f  this  market. 

Dudley  Station's  appeal  is  based  on  a  concentra- 
on  of  stores  offering  a  broad  range  of  apparel.  The  business 
istrict  contains  a  department  store  (Robell's);  men's  and 
oys'  stores  (J.B.'s  Men's  Store,  King's  Men's  Wear,  and 
ten's  Bargain  Coats);  women's  stores  (Gemini  Fashions,  the 
;.oyce  Shop);  shoe  stores  (Norwood  Shoes,  Kimberley's  Shoe 
.outique,  and  Alpha  and  Omega  Shoes),  and  other  busi- 
esses  selling  casual  wear,  T-shirts,  hats,  and  other  items 
Kim's  Kaps,  Mass  Wigs,  Calvey  Jewelers,  and  A  Nubian  No- 
on). The  district's  share  of  the  market  can  almost  certainly 
e  increased.  The  key  to  capturing  this  or  any  other  apparel 
larket  is  concentrating  as  much  appropriate  merchandise  as 
ossible  within  a  small,  attractive  area;  this  facilitates  com- 
arison  shopping.  A  large  "anchor"  store,  per  se,  is  not 
ecessary  if  enough  depth,  range,  quality,  and  ideally  name 
ecognition  is  represented  in  available  specialty  stores. 

A  knowledge  of  the  market  is  also  indispensible. 
n  the  Dudley  Station  trade  area,  the  apparel  market  is  in- 
reasingly  dominated  by  younger  blacks.  The  eighteen  to 
liirty-five-year-old  age  group,  particularly  among  blacks, 
pends  a  large  portion  of  its  income  on  personal  items  such 
s  cosmetics,  hair  care,  jewelry,  shoes,  and  clothing.  The 
oung  black  consumer  tends  to  be  highly  fashion -conscious, 
hanging  his  or  her  wardrobe  with  each  fashion  season, 
hose  stores  that  merchandise  to  young  blacks  receive  their 
teady  patronage  while  those  that  do  not  are  largely  ignored. 


Private  market  research  has  shown  that  young 
black  women  tend  to  buy  complete  outfits,  whether  suits, 
dresses,  or  coordinated  pieces.  They  are  not  inclinded  to 
purchase  sportswear  or  swimsuits  but  spend  more  on  coats, 
underwear,  and  sleepwear.  The  uniqueness  of  the  outfit  and 
the  quality  of  the  material  are  of  considerable  importance. 
Price  appears  to  be  less  of  a  concern  to  young  black  women 
than  to  other  female  consumers.  In  addition,  even  among 
older  black  consumers,  a  high  ratio  of  clothing  expenditures 
to  income  is  generally  maintained.  Finally,  lay-aways  are  an 
important  method  of  purchase,  with  certain  holidays  (Christ- 
mas and  Mother's  Day)  representing  heavy  apparel -buying 
periods. 

Development  Potential 

Due  to  the  base  of  existing  stores,  there  is  the 
possibility  of  significant  growth  in  the  district's  share  of  the 
apparel  market.  A  strategy  to  increase  this  market  share 
should  include  the  following: 

There  should  be  expansion  in  the  number  of  ap- 
parel outlets,  including,  but  not  limited  to,  spe- 
cialty stores  not  already  present.  The  introduction 
of  men's  shoe,  hosiery,  and  formal  wear  outlets 
would  be  beneficial. 

New  stores  should  be  located  as  close  as  possible 
to  existing  related  establishments. 

Publicly  and  privately  financed  physical  improve- 
ments are  needed  to  create  an  environment  more 
conducive  to  comparison  shopping. 


ihares  of  the  Apparel  Market 
Vomen's  Shoes 


Women's  Dresses 


Men's  Suits 


Source;  City  of  Boston 


Dudley  Station  Trade  Area  Residents 

Location  of  Most  Recent  Man's  Suit 
Purchase 


Jordan  Marsh.  Downtown 

Filene's,  Downtown 

Adams  Warehouse.  Downtown 

Kennedy's,  Downtown 

Zayre,  Washington  Park  Mall 

Other 

Source:  City  of  Boston 


%  of  Mentions 

17 

17 

9 

6 

6 

45 


Dudley  Station  Trade  Area  Residents 

Location  of  Most  Recent  Woman's 
Dress  Purchase 


%  of  Mentions 

Filene's.  Downtown  Boston  24 

Jordan  Marsh.  Downtown  Boston  22 

Bradlees,  Fields  Corner  6 

Roaman's,  Downtown  4 

Bradlees,  American  Legion  Highway  4 

Other  40 

Source:  City  of  Boston 


Dudley  Station  Trade  Area  Residents 

Location  of  Most  Recent  Woman's 
Shoe  Purchase 


. 


%  of  MentioD 


Jordan  Marsh.  Downtown 

Filene's.  Downtown 

Baker's.  Downtown 

Fayva.  Downtown 

Richards.  Downtown 

Bradlees.  American  Legion  Highway 

Other 

Source:  City  of  Boston 
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Dudley  Station  Trade  Area  Residents 

Most  Recent  Man's  Suit  Purchase 
Store  Name,  All  Locations 


Dudley  Station  Trade  Area  Residents 

Most  Recent  Woman's  Dress  Purchase 
by  Store  Name,  All  Locations 


Dudley  Station  Trade  Area  Residents 


T 

Most  Recent  Woman's  Shoe  Purchas*  t 
by  Store  Name,  All  Locations 


\A 


%  of  Mentions 


%  of  Mentions 


%  of  Mention 


Jordan  Marsh 

Filene's 

Adams  Warehouse 

Kennedy's 

Marshall's 

Anderson-Little 

Zayre 

Other 

Source:  City  of  Boston 


17  Filene's 

17  Jordan  Marsh 

9  Bradlees 

6  Sears 

6  Marshall's 

6  Hit  or  Miss 

6  Roaman's 

34  Other 

Source:  City  of  Boston 


27  Jordan  Marsh 

24  Filene's 

10  Baker's 

•4  Bradlees 

4  Fayva 

4  Thom  McAn 

4  Other 

24 

Source:  City  of  Boston 


Dudley  Station  Trade  Area  Residents 

Where  They  Shop 

For  Women's  Apparel,  by  Store  Type 


Chain  department  store 
Chain  clothing  store 
Chain  discount  store 
Independent-all  types 

Source:  City  of  Boston 
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57 

24 

14 
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Dudley  Station  Trade  Area  Residents 

Where  They  Shop 

for  Apparel,  by  Location 


Women's  Women's 
Dresses  Shoes 

%  % 


Downtown  Boston 
Suburbs 
Dudley  Station 

Trade  Area 
Other  Boston 

Location 
Other  Location 

Source:  City  of  Boston 
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^III.  Banking 


Dudley  Station  has  maintained  its  status  as  an  im- 
portant neighborhood  banking  center.  Forty-six  percent  of 
)udley  Station  trade  area  residents  report  doing  their  banic- 
ng  in  the  business  district  at  one  of  the  two  commercial 
lanks  (First  National  Bank  of  Boston  or  Unity  Bank)  or  two 
avings  banks  (the  Boston  Five  Cents  Savings  Bank  or  Eliot 
avings  Bank*).  Banking  is  the  category  of  retail  activity  in 
he  business  district  which  appears  least  in  need  of  immedi- 
te  improvement. 

Like  other  successful  banking  centers,  Dudley  Sta- 
ion  has  the  usual  characteristics  of  substantial  pedestrian 
nd  vehicular  traffic  and  a  large  adjacent  residential  popula- 
ion.  But  it  is  unusual  in  having  its  banks  located  within 
hort  walking  distance  of  the  Dudley  Station  MBTA  Termi- 
lal,  an  important  transit  hub. 

.esidents'  Leading  Banks 


'irst  National  Bank  of  Boston 


loston  Five  Cents  Savings  Bank 


29% 


20% 


Jnity  Bank 


iource;  City  of  Boston 


The  banks'  proximity  to  the  transit  terminal  is  a 
cey  to  the  district's  success  as  a  banking  center.  It  may  also 
-•xplain  why  Dudley  Station's  market  share  in  banking 
exceeds  its  share  of  all  other  retail  markets  by  a  margin  of 
:wo-to-one  or  more:  seemingly,  the  district's  banks  tend  to 
function  in  isolation  from  retail  stores  in  the  area,  gaining 
Derhaps  more  of  their  business  from  commuters  than  from 
ihoppers. 

To  retain  their  grip  on  this  market  in  the  future, 
;his  dependence  on  the  transit  station  will  have  to  be  les- 
iened  because  the  MBTA  Orange  Line  is  destined  to  be  relo- 
:ated  sometime  in  the  mid-  to  late- 1980s.  Though  transit 
operations  in  the  business  district  are  expected  to  be  con- 
:inued  through  some  type  of  replacement  service,  it  is  likely 
.0  be  of  a  kind  permitting  riders  many  more  stops  than  is 


currently  the  case  and  freeing  them  from  a  single,  dominant 
transit  terminus.  Maintaining  their  customer  base  will  re- 
quire the  banks  to  be  physically  and  functionally  integrated 
with  shopping  for  other  goods  and  services  (particularly  food, 
drugs,  personal  services,  etc.). 

This  will  have  obvious  short-term  advantages  for 
retail  stores  in  the  district  —  allowing  them  to  compete  for 
the  patronage  of  customers  drawn  to  the  area  primarily  for 
banking.  But  over  the  longer  term,  the  advantage  could  well 
shift  to  the  banks,  as  they  benefit  from  further  development 
of  the  district's  retail  functions. 

Development  Criteria 

The  average  new  bank  requires  approximately 
3,000  square  feet  of  floor  space  in  an  existing  building.  If 
rehabilitation  costs  are  high,  parking  cannot  be  provided,  or 
a  desired  drive-in  window  is  not  feasible,  new  construction 
may  be  preferable.  At  least  one-half  acre  should  be  available 
to  accommodate  a  free-standing  bank  with  parking  and  a 
drive-in  window. 

Rising  costs  and  technological  change  complicate 
the  long-term  outlook  for  branch  banking  in  Boston.  At  pre- 
sent banks  have  the  technology  to  handle  many  transactions 
through  "automated  tellers"  and  other  electronic  equipment. 
In  lieu  of  new  branch  construction,  such  electronic  equip- 
ment could  be  installed  in  a  free-standing  structure  or 
another  business,  such  as  a  supermarket.  Massachusetts  law 
considers  any  such  equipment  accepting  deposits  as  another 
branch,  and  thus  subject  to  the  same  regulations,  reviews, 
and  approvals  as  branches. 

Current  Banking  Locations 


Currently  closed  due  to  fire. 


Source:  City  of  Boston 
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Even  with  the  advent  of  electronic  banking,  con- 
ventional branching  is  expected  to  continue.  Hovi^ever,  banks 
may  in  the  future  more  carefully  scrutinize  the  profitability 
of  opening  new  offices.  The  combination  of  live  tellers  and 
electronic  equipment  is  expected  to  become  more  vi^idespread. 

Finally,  the  Federal  Community  Reinvestment  Act 
should  take  on  grov^ing  significance  in  encouraging  banks  to 
maintain  and  expand  their  urban  operations. 


Dudley  Station  Trade  Area  Residents 

Where  They  Bank 


By  Bank 


Name 


Principal  Locations 
(5%  of  Mentions) 


%  of  Mentions 


First  National  Bank 

of  Boston 
Boston  Five  Cents 

Savings  Bank 
Shawmut  Bank 
New  England  Merchants 

National  Bank 
Unity  Bank 


Dudley  Station 
Dudley  Station 


29 


20 
6 


By  Location 


%  of  Mentions 


Dudley  Station 
Downtown 
Back  Bay 

South  End 
Other  Boston 
Suburban 


46 
23 

9 
9 
9 
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[X.  Restaurants 


Americans  now  eat  an  unprecedented  share  of 
heir  meals  away  from  home:  as  many  as  one-third  according 
o  a  recent  Gallup  poll.  However,  the  frequency  of  house- 
lolds  eating  out  in  the  Dudley  Station  area  does  not  appear 
o  reach  national  levels.  Although  this  is  partly  due  to  below- 
iverage  income  levels,  it  is  also  a  consequence  of  the  area's 
imited  availability  of  restaurants  which  meet  residents'  needs. 

4ost  Requested  New  Restaurants 


'ast  Food 


17% 


«afood 


19% 


Oriental 


12% 


fast  food  was  the  type  of  new  restaurant  most  wanted  by  area 
residents.  In  addition,  McDonald's  was  the  restaurant  most 
often  mentioned  by  area  residents  as  their  favorite  restaurant. 

Fried  chicken  is  capturing  a  growing  share  of  the 
fast-food  market,  in  part  because  chicken  is  less  costly  than 
beef  and  in  part  due  to  the  aggressiveness  of  the  top  two 
chains,  both  active  in  the  Boston  market.  Kentucky  Fried 
Chicken  not  only  pioneered  fast-food  chicken  but  is  still  the 
dominant  chain,  with  4,500  units  nationwide.  Growing  more 
rapidly,  however,  is  the  number  two  fried  chicken  company. 
Church's,  whose  1978  U.S.  sales  were  up  one-third  over  the 
previous  year.  As  part  of  its  major  expansion  within  Boston, 
Church's  recently  opened  a  new  unit  in  Dudley  Station. 

Other  well-known,  fast-food  chains  which  are  ac- 
tively developing  in  the  Boston  market  and  which  may  be 
considered  as  possibilities  for  locating  in  or  near  Dudley  Sta- 
tion include:  Pizza  Hut,  Papa  Gino's  (pizza);  Burger  King, 
McDonald's,  Wendy's  (hamburgers);  and  Arthur  Treacher's 
(seafood). 

Who  Dines  Out  at  Night  at  Least  Weekly 


family  Restaurant 


Slack  Ethnic 


10% 


Steak 


Source;  City  of  Boston 


I'  In  fact,  of  the  more  than  20  eating  and  drinking 

slaces  in  Dudley  Station,  almost  90  percent  are  either  carry- 
Dut  or  quick-service  sandwich,  pizza  or  chicken  restaurants  or 
Jars  and  taverns.  Clearly  lacking  in  the  business  district  are 
rtrell -known,  fast-food  chain  restaurants  (only  one)  and  more 
elaxed  family  restaurants  and  dinnerhouses. 

Fast  Food  Restaurants 

The  primary  consumer  of  restaurant  services  in 
he  trade  area  is  the  growing  number  of  young,  working 
"amilies  whose  time  to  cook  evening  meals  is  limited.  Consis- 
;ent  with  such  a  consumer  profile  is  the  survey  finding  that 
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Except  in  areas  of  exceptionally  heavy  pedestrian 
traffic,  most  fast-food  chains  prefer  to  occupy  free-standing 
restaurants  (usually  new  construction)  with  parking  and, 
sometimes,  drive-through  windows.  Each  company  has  its 
own  land  area  requirements,  though  they  generally  fall  into 
a  range  of  11,000  to  50,000  square  feet. 

Many  fast -food  companies  sell  franchises  to  local 
individuals  who,  in  exchange  for  an  initial  investment  and 
management  responsibilities,  share  profits  with  the  company. 
In  some  cases,  however,  exclusive  rights  for  franchises  within 
an  area  will  already  have  been  granted. 

Family  Restaurants 

Some  of  the  same  factors  contributing  to  the  suc- 
cess of  fast-food  restaurants  also  apply  to  family  restaurants. 
They  generally  offer  well-prepared  but  unexotic  food  at  rea- 
sonable prices;  efficient,  sit-down  service,  and  convenience. 
They  are  also  attractive  to  households  with  children.  In  the 


city's  survey,  family  restaurants  were  the  fourth  most  wanted 
restaurants  for  Dudley  Station  and  the  fourth  most  popular 
type  of  restaurant.  This  is  a  positive  indication  of  both  their 
appeal  and  their  acceptability  in  a  neighborhood  location. 

Among  popular  family  restaurants  in  the  Boston 
area  are  International  House  of  Pancakes  and  Bickford's 
(pancakes);  Howard  Johnson's;  Friendly  Ice  Cream,  and  Lin- 
da Mae's  (on  Morrissey  Boulevard  in  Dorchester).  Expansion 
plans  and  location  preferences  vary  from  company  to  company 

Dinnerhouses 

Dining  out  at  a  comfortable  restaurant  which 
serves  steaks  or,  especially,  seafood  is  an  experience  valued  b 
trade  area  residents.  Dini's,  Valle's  and  Legal  Seafood  were 
the  second,  third  and  fourth  most  popular  named  restaurant 
in  the  city's  survey.  In  addition,  seafood  restaurants  generalh 
were  the  second  most  wanted  new  restaurants  for  Dudley  Stai 
tion,  as  well  as  residents'  favorite  restaurant  type. 
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Dudley  Station  IVade  Area  Residents 

Who  Dines  Out  at  Night? 
Characteristics  of  Households 
Dining  Out  at  Night  at  Least  Weekly 

Dines  Out  at  Night 


Dudley  Station  Trade  Area 

Most  Wanted  New  Restaurants 
For  Dudley  Station 


Dudley  Station  Trade  Area 

Favorite  Restaurants 


By  Restaurant  Type 


%  o(  Mentioi 


Less 

than  once 

a  week 


At 

Least  once 

a  week 


By  Restaurant  Type 


%  of  Mentions 


By  An  Adult 
Home  During  Day 


% 


Yes 
No 


75 
50 


25 
50 


By  Household  Member  Under  20 


Fast  Food 

Seafood 

Oriental 

Family  Restaurant 

Black  Ethnic 

Non-Fast  Food  (Specified) 

Steaks 

Italian 

Other  Adult  Restaurants 

Natural  Foods 


19 
17 
12 
10 

8 
8 
6 
4 

4 
4 


Seafood 

Fast  Food 

Oriental 

Steaks 

Family  Restaurant 

Natural  Foods 

Other  Adult  Restaurant 

Black  Ethnic 

Pizza 

Italian 


Yes 
No 


77 
68 


23 
32 


By  Restaurant  Name 


%  of  Mentions 


By  Restaurant  Name 


By  Respondents*  Age 


Under  40 
40  or  over 

Source:  City  of  Boston 


65 
71 


35 
29 


McDonald's 
Legal  Seafood 
Burger  King 
Valle's 
Bob  the  Chef 

Source:  City  of  Boston 


10 
4 
4 
4 

4 


McDonald's 

Dini's 

Valle's 

Legal  Seafood 

No  Name  Seafood 

Bob  the  Chef 

Howard  Johnson's 

The  57 

Source:  City  of  Boston 
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^.  Home  Furnishing 
and  Improvement 


The  retail  home  improvement  and  home  furnish- 
ing markets  —  in  the  Dudley  Station  area  as  well  as  else- 
where —  offer  an  interesting  contrast.  On  the  one  hand,  the 
1970s  revolution  in  home  improvement  supply  retailing  — 
emphasizing  the  development  of  "home  centers,  "  large  home 
supply  "department"  stores  —  largely  ignored  urban  mar- 
kets; the  Dudley  Station  area  was  no  exception. 

Home  furnishing  and  home  entertainment  retail- 
ing, on  the  other  hand,  is  long-established  in  urban  areas 
and  is  represented  in  Dudley  Station  by  nine  stores  carrying 
furniture,  home  appliances,  and  home  entertainment  goods. 

Despite  this  contrast,  expansion  in  both  retail 
categories  is  possible. 

Market  Demand 

Home  Improvement  Supplies  —  Home  improve- 
ment supplies  are  available  in  the  Dudley  Station  business 
district  only  in  a  small  paint  and  hardware  store;  a  small 
lock  and  key  shop,  and  a  large  retail  outlet  for  plumbing, 
cabinets,  and  vanities.  Even  allowing  for  the  one  additional 
hardware  store  in  the  trade  area,  a  nearby  Zayre  discount 
store,  and  a  building  supply  yard  in  the  Newmarket  indus- 
trial area,  residents  of  this  and  the  surrounding  area  are  left 
with  an  incomplete  range  of  home  improvement  supplies. 

Yet,  despite  the  weakness  of  Dudley  Station  in 
this  category,  32  percent  of  homeowners  responding  to  the 
city's  survey  of  shopping  patterns  say  they  most  often  buy 
home  improvement  supplies  there.  This  most  likely  reflects 
limited  competition  in  the  immediate  area.  It  could  also 
reflect  the  neighborhood's  central-Boston  location  and  the 
inability  or  unwillingness  of  some  consumers  to  travel  to  the 
suburbs  in  search  of  a  wider  range  of  merchandise. 

Notable  gaps  exist  in  the  retail  home  improve- 
ment profile  of  Dudley  Station.  Only  a  small  selection  of 
tools  is  available.  Residents  must  also  travel  outside  the  area 
to  find  retailers  with  substantial  merchandise  in  lumber, 
building  materials,  lawn  and  garden  supplies,  or  wallpaper. 
In  fact,  only  paints,  cabinets  and  vanities,  and  plumbing 
supplies  can  be  said  to  be  available  in  any  variety  in  the 
immediate  area. 

Home  Furnishings  —  Nationwide  trends  in  the 
home  furnishing  purchases  of  minority  consumers  are  mir- 
rored in  the  buying  habits  of  trade  area  residents.  Market 
studies  indicate  that  minority  buyers  tend  to  prefer  suites  to 
single  furniture  pieces,  whether  for  the  living  room,  kitchen, 
or  bedroom.  They  also  tend  to  represent  a  more  significant 
market  for  hard  flooring  —  such  as  vinyl  floor  covering  — 
than  for  rugs  and  carpets.  Dudley  Station  retailers  report 
that  these  national  trends  hold  true  in  their  area. 

In  addition,  minority  consumers  tend  to  be 
above-average  purchasers  of  small  electric  appliances,  such 


as  fans,  irons  and  toasters,  and  of  portable  home  entertain- 
ment equipment  (radios,  cassette  players  and  televisions). 

Development  Potential 

Home  Furnishings  —  While  the  Dudley  Station 
business  district  contains  four  home  furnishing  outlets  (and 
other  stores  selling  home  entertainment  goods  such  as  stereos, 
records,  and  tapes),  many  residents  travel  not  only  outside 
the  trade  area,  but  outside  the  city,  for  furnishing  and 
decorating  supplies.  Over  half  the  renters  responding  to  the 
city's  survey  said  they  furnish  their  apartments  with  goods 
purchased  in  suburban  stores. 

Given  this  outflow  —  as  well  as  the  already  sub- 
stantial base  of  merchandise  available  in  the  business  district 
—  expansion  in  areas  of  demonstrated  consumer  demand  is 
feasible  and  would  more  firmly  establish  Dudley  Station  as  a 
retail  home  furnishing  center,  particularly  for  Boston's 
black  consumers. 

Home  Improvement  —  The  current  undersupply 
of  home  improvement  materials  in  the  Dudley  Station  area 
dates  from  the  1970s  which  saw  dramatic  expansion  in  the 
availability  of  such  goods  in  suburban  areas.  Little  attention 
was  given  to  the  growing  demands  of  urban  residents  just 
beginning  to  take  advantage  of  government  financial  incen- 
tives and  rising  property  values  to  rehabilitate  their  homes. 
Demands  of  urban  neighborhoods  —  such  as  those  surround- 
ing Dudley  Station  —  are  likely  to  keep  growing  in  the 
future,  as  young  "baby  boom"  households  and  small  investors 
continue  to  purchase  and  rehabilitate  older  houses,  apart- 
ment structures,  and  condominiums. 

As  evidence  of  the  potential  of  urban  areas,  a 
1978  national  study  by  a  major  market  research  firm.  Frost 
&  Sullivan,  found  that  adapting  to  urban  markets  represents 
"the  greatest  potential  for  expansion  for  home  center  com- 
panies. We  believe  that  the  home  center  industry  will  have  to 
examine  how  to  adapt  to  these  more  urbanized  markets  in 
order  to  insure  profitable  growth  in  the  future."  Although 
new  urban  ventures  in  the  home  improvement  field  —  by 
both  established  chains  and  specialized  urban  marketers  — 
have  begun  to  appear  in  some  U.S.  cities,  little  activity  has 
been  seen  so  far  in  Boston. 

Expansion  of  home  improvement  retailing  in  the 
Dudley  Station  business  district  could  take  the  form  of  either 
specialty  outlets  which  emphasize  goods  not  in  adequate  sup- 
ply in  the  area  or  a  major  home  center.  A  home  center  —  in 
its  5,000  to  20,000  square  feet  of  floor  area  (plus  storage)  — 
typically  carries  tools,  paints,  plumbing,  electrical  supplies, 
hardware,  lumber  and  building  materials,  lawn  and  garden 
supplies,  and  perhaps  housewares,  sporting  goods,  appli- 
ances, and  automotive  supplies. 
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A  home  center  in  Dudley  Station  should  not 
necessarily  be  a  duplicate  of  such  a  store  in  the  suburbs.  In 
its  merchandising  it  should  consider  the  particular  needs  of 
urban  homeowners  and  renters,  in  addition  to  the  age  and 
type  of  the  area's  buildings  and  the  nature  of  typical  local 
improvement  activities.  Its  location  within  the  commercial 
area  should  be  accessible  to  a  large  market  area  which  in- 
cludes (but  is  not  limited  to)  Roxbury,  the  South  End,  the 
Fenway,  and  northern  Dorchester.  The  business  district's  ma- 
jor arterials  —  especially  the  new  crosstown  and  Dudley 
Streets        should  be  exploited  in  providing  access  for  both 
cars  and  trucks. 

The  prospects  for  urban  home  center  operations 
are  promising.  The  seven  central-city  home  centers  partici- 
pating in  the  National  Retail  Hardware  Association's  1979 
"Lumber/Building  Material  Financial  Report"  noted  sales  up 
28  percent  from  the  previous  year  (compared  to  an  increase 
of  11.5  percent  for  suburban  stores)  and  before-tax  profits  73 
percent  higher  than  their  suburban  competition.  These  fig- 
ures were  accomplished  despite  heavier  occupancy  and  other 
costs  and  were  made  possible  by  higher  sales  per  square  foot. 
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Dudley  Station  Trade  Area  Home  Owners 

Annual  Home  Improvement 
Expenditures  per  Household 


Dudley  Station  Trade  Area  Home  Owners 

Satisfaction  With  Availability  of 
Home  Improvement  Supplies 


Dudley  Station  Trade  Area  Homeowners 

Sources  of  Home  Improvement 
Supplies 


Under  $500 
$500-$l,000 
J1,000J2.000 
Over  $2,000 

Source:  City  of  Boston 


%  of  Responses 

44 

28 

6 

22 


%  of  Responses  By  Store  Type 


%  of  Mentio: 


Very  Satisfied 

Satisfied 

Dissatisfied 

Source:  City  of  Boston 


0 
50 
50 


Home  Center 
Discount  Store 
Hardware  Store 
Building  Materials  Store 
Plumbing  Supply 
Other 
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Source:  City  of  Boston 


36 


idley  Station  Trade  Area  Renters 

lurces  of  Furnishing  and  Decorating 
ipplies 


1  Store  Type 

%  of  Mentions 
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Dudley  Station  Trade  Area  Residents 

Satisfaction  With  Availability  of 
Home  Improvement  Supplies  by 
Annual  Expenditure  Level 
Owners  v.  Renters 


Owners 


Satisfied 


Annual  Expenditure 


Yes 

% 


No 

% 


Less  than  $1,000 
More  than  $1,000 

Renters 


45 
40 


55 
60 


Satisfied 


Annual  Expenditure 


Yes 

% 


No 
% 


Less  than  $1,000  53 

More  than  $1,000  29 

Source:  City  of  Boston 
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Dudley  Station  Trade  Area  Residents 

Where  Garbage  Cans,  Laundry 
Baskets  are  Purchased 


By  Store  Name 


%  of  Mentions 


Discount  Stores 

Zayre 

Bradlees 

Food  Stores 

Stop  &  Shop 
Star 

Heartland 
Purity  Supreme 

Hardware  Stores 

Righter's 

Other 

Woolworth 
Robell's 
Ashmont  Supply 

By  Store  Type 
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%  of  Mentions 


mrce:  City  of  Boston 
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Source;  City  of  Boston 
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Where  Customers  Shop  First 

For  Home  7.mprovement  Supplies,  U.S. 


Home 
Center 


Dept. 
Store 


Discount 

Other 

Gen. 

H 

irdware 

Store 

Merch. 

Store 

Store 

% 

% 

% 

3 
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5 

25 
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46 
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11 

6 

10 
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40 

Lumber 
Yard 

% 


Specialty 
Store 

% 


Total ' 


Lumber 

Tools 

Plumbing/ 

Electrical 
Wall  and  Floor 

Coverings 
Lawn  and 

Garden 


24 
14 

11 

17 

28 


Source;  Lebhar -Friedman  Research 


68 

2 
1 
1 


3 
1 

28 

53 

14 


U.S.  Home  Center 
Customer  Characteristics 


Why  Shoppers  Choose  To  Shop 
At  A  Particular  Home  Center 


Home  Center  Customers 

What  They  Buy  in  a  Typical  Visit 


Type  of  Dwelling 


% 


Boston  % 


U.S. 


Boston  %      U.S. 


House 

83 

Apartment 

15 

Mobile  Home 

1 

Household  Income 

% 

Under  $10,000 

9 

$10.000$20,000 

31 

Over  $20,000 

60 

Sex 

% 

Male 

71 

Female 

t 

29 

Age 

% 

Under  25 

U 

25-34 

30 

35-44 

23 

45-54 

18 

Over  54 

18 

Education 

% 

Location 

Price 

Selection 

Specific  Merchandise 

Expert  Help 


45 
37 
35 
15 
7 


68 
25 
19 
11 
10 


Source:  Lebhar-Friedman  Research 


Home  Center  Customers 

Distance  Travelled  to  Boston  Area 
Home  Centers 


Less  than  1  mile 
1-2  miles 
2-3  miles 
3-4  miles 
4-5  miles 
Over  5  miles 

Source:  Lebhar-Friedman  Research 


6 

15 

12 

6 

5 

56 


No  Purchase  24 

Lumber  13 

Paint/Sundries  13 

Hardware  11 

Housewares  1 1 

Flooring  8 

Paneling/Molding  7 

Electricals  7 

Plumbing  5 

Building  Materials  — 

Energy  Producers  4 

Tools  4 

Wall  Coverings  3 

Lawn  and  Garden  2 

Automotives  2 

Doors/Windows  2 

Cabinets/Vanities  2 

Other  5 

Source:  Lebhar-Friedman  Research 


High  School  or  less  45 

Some  College  23 

College  Graduate  32 
Source:  Lebhar-Friedman  Research 
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